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of historic preservation plans. 

We believe this Report and its supplements accomplish these puriioses most 
comprehensively. The Bureau of Covemmental Researcli iuis lieen pleased to he 
assexiated with the City in the develqsment of this project and stands ready 
to couiK'rate with you in effectuating, its results. 


Ver>^ tnily yours. 



executive Director President 




Victor H . Schiro 

MAYOR 


Dear Reader: 

Much time, effort and money have gone into the preparation of this 
Vieux Carre Demonstration Grant Study and its technical supplements. 

It is an outstanding example of what cim be accomplished through close 
cooperation between the City and Federal governments. 

I wish to express on belialf of the City of New Orleans our appreciation 
for the excellent cooperation we have received from Secretimy Weaver 
and his Department of Housing and Ur kin Development, and to particu- 
larly acknowledge the excellent work of Mr. Howard Cayton, Director 
of HUD'S Urban Renewal Demonstration Program, and his staff in 
comicctlon witli the accomplishment of this jiroject. 

I also wish to commend the Bureau of Governmental Research, which 
not only was responsible for the conduct of the Study Ixit which also 
provided all of the Uxtal matching funds rc^ciuired to finance its accomplish- 
ment. 

The material contained in tlUs Study will ix* of monumenUil importance to 
the City’s efforts to assure the preservation of the Vieux Carre, Addi- 
tionally, public officials, preservationists, technicians and professionals 
will find these contents of Inestimablewiiue in developing programs for 
the preservation of historic ureas elsewhere throughout the United States. 



Victor H, Schiro 
Mayor 


Carr).;.‘»H' ■'<1 ■-i.a; 









CONTENTS 


PREFACE 

FOREWORD 

INTRODUCTION 

SUMMARY 

Findings and Conclusions 

Major Recommendations 

PART I. APPROACH AND METHOD 

Preservation; Purposes and Problems . . 

Vieux Carre Approach and Method 

Components of the Tout Ensemble 

Physical Components ! . ! ! ! 

Functional Components 

Parameters of Change ^ 

Guiding Historical Continuity 

PART II. HISTORY AND ARCHITECTURE OF THE VIEUX CARRE 

1. History of the Vieux Carre 

French Colonial Period — 1718-1768 *. 

Spanish Colonial Period — 1768-1803 

Transitional Years — 1803-1835 * ! . ^ * 

Commercial Development — 1835-1850 

The Ante-Bellum Period — 1850-1862 

Civil War and Reconstruction to 1900 

The Twentieth Century ’ * ^ 

2. Analysis of Styles 

French and Spanish Colonial — 1718-1803 

Transitional Styles — 1803-1835 .!.... 

The Greek Revival — 1835-1850 ^ ...... 

The Ante-Bellum Period — 1850-1862 

The Later Victorian Period — 1862-1900 

Twentieth Century 

PART III. THE TOUT ENSEMBLE AND CHANGE 

1. Identity: Components of the Tout Ensemble 

Physical Components 

Physical Structure ^ ^ 

Viewpoints, Vistas and Unusual Scenes 

Open Spaces 

Building Groups and Facade Combinations . . .’ . .’ .' ' ‘ * ’ ‘ 
Buildings of Architectural-Historic Significance 
Past and Present Associative Sites 

Functional Components 

Land Use 

Space Use 

2. Parameters of Change 

Physical Change ! . . ! 

Social Change 

Economic Trends 


VII 


lx 

ix 

xii 



9 

9 

11 

14 

16 

16 

18 

19 

19 

19 

23 

29 

31 

32 
35 


39 

39 

39 

41 

42 

43 
45 
48 
51 
51 
54 

54 

54 

60 

62 



Traffic and Parking Trends 

3. Leadership Attitudes 

4. Relating the Tout Ensemble to Change 

PART IV. THE RECOMMENDED PLAN 

1. Goals and Policies 

2. Vieux Carre Plan 

The Plan in Detail 

Riverfront Area 

Riverfront Residential Community 

Lower Canal Street 

Place Pontalba 

Riverfront Center 

Remainder of the Vieux Carre 

Place Royale 

Malls 

Exchange Alley 

Clinton Street 

New School and Playground 

New Parks 

Street Beautification 

Private Improvements 

Proposed Land Use 

Proposed Circulation and Parking Improvements 

PART V. THE ACTION PROGRAM 

1. Proposed Code Enforcement Program 

2. Preserving Buildings of Major Importance 

Buildings of National Significance 

Buildings of Major Significance 

Proposed Action 

3. Proposed Zoning 

Zones 

Height and Area Regulations 

Off-Street Parking and Loading 

Zoning Administration 

4. Administrative and Legal Recommendations 

Legal Aspects of Historic Preservation in the Vieux Carre 

Agencies Involved in the Administration of the Vieux Carre 

The Administrative Record of the Vieux Carre Commission .... 
Administrative Implications of Planning and Economic Proposals 
Public Administration Framework for Vieux Carre Preservation 
Developing a Model Preservation Law 

5. Private Investment 

Rehabilitation Survey 

Inventory of Structures 

Absolute Costs of Rehabilitation 

Per Square Foot Costs of Rehabilitation 

Economic Viability 

Observations and Conclusions 

6. Preservation Guidelines 

Pilot Improvement Blocks 


68 

73 

76 


87 

89 

91 

91 

93 

93 

94 

96 

97 
97 
99 
99 
99 

100 

100 

100 

102 

102 

103 


111 

112 

112 

113 

114 

114 

114 

115 

116 
116 

116 

116 

118 

118 

119 

121 

125 

125 

126 
126 
127 
127 
127 

133 

134 

135 



7. Proposed Private Improvement Corporation 

Findings and Conclusions 

SoS Ssis corporaiion' :::::::::: : : : : 

SwiSn 'aS? Fi™„o“„g : : : ■ ■ 

8. Proposed Capital Improvements 

9. Financial Costs and Benefits 

Private Development Costs 

Public Development Costs 

Tax Losses 

Tax Benefits 

Rental Income \ 

Summary: Costs and Benefits 

APPENDIX 

A. Character Area Analysis 

Tourist Area 

Commercial Fringe Area 

Upper Decatur Area ^ 

The French Market Area ! * ‘ 

The Mixed Residential Area and the Low-Density ■Residential' Area' .' 

B. Nonresidential Floor Space by Use 

C. Analysis of Building Permits 

D. Tourist Trails, Markers, Street Signs and Furniture 
NOTES AND REFERENCES 


FIGURES 

1. Regional Location 

2. Legal Boundary 

3. District Within the Central Business District 

4. Topography 

5. Focal Points 

6. Pedestrian Circulation '■••••• 

7. Landmarks 

8. Character Areas • • • • - 

9. Viewpoints and Vistas 

10* Developed Open Space 

11. Building Groups and Combinations 

12. Architectural-Historic Significance 

13. Buildings Rated of National and Major' Significance 

14. Associative Sites of Major Significance 

15. Retail Sub-Areas ^ ' 

16. Restaurants and Bars, Gift and Antique Shops 

17. Existing Land Use ...................... 

18. Existing Building Conditions .... . . . . . 

19. Buildings Either Sound or Requiring Minor Repairs 

20. Buildings Requiring Major Repairs 

21. Buildings Rated Dilapidated * ’ ' 

22. Proposed Cultural Center Plan 

23. Other Areas of Architectural-Historic Significance . 



1 

39 

39 

39 

40 

40 

41 
41 
43 

45 

46 
48 

50 

51 

51 

52 
55 
57 
57 
57 
59 
59 



24. Streets Studied for Changes in Land Use 60 

25. 1960 Traffic Volumes 69 

26. Existing Street Classification 70 

27. Existing Parking Garages 70 

28. Existing Public Transit Lines 70 

29. Proposed Riverfront Expressway 71 

30. Treatment Index 79 

31. Treatment Index 80 

32. Potential Redevelopment Areas 81 

33. The Riverfront Area 82 

34. Long-Range Illustrative Site Plan, Riverfront Expressway at Grade 88 

35. Long-Range Illustrative Site Plan, Riverfront Expressway Elevated 89 

36. 1985 Illustrative Site Plan 90 

37. Proposed Riverfront Development as Seen from the Mississippi River 92 

38. Overall View of the Vieux Carre Riverfront Development 92 

39. Proposed Riverfront Residential Area 93 

40. Proposed Riverfront Residential Area — Section 93 

41. Proposed Riverfront Promenade 94 

42. Proposed Lower Canal Street Area 94 

43. Proposed Office Towers 94 

44. Location of the Proposed Place Pontalba 95 

45. Place Pontalba 95 

46. Place Pontalba — Section Showing Proposed Riverfront Expressway at Grade 95 

47. Place Pontalba — Section — Decatur Street 95 

48. Proposed Riverfront Center 96 

49. Proposed Pedestrian Concourse 96 

50. Proposed Riverfront Center — Section 96 

51. Location of Place Royale 97 

52. Place Royale — Plan of Main Level 97 

53. Place Royale — Section 97 

54. Model of Proposed Place Royale 98 

55. Exchange Alley and Clinton Street 99 

56. Exchange Alley 99 

57. Clinton Street 99 

58. Location of Existing and Proposed Elementary School 100 

59. Proposed New Parks and Landscaped Streets 100 

60. Conti Street Park 101 

61. French Market Park 101 

62. Proposed Land Use, 1985 103 

63. Proposed Street Classification 104 

64. Proposed Mini-Train Routes 105 

65. Proposed Off Street Parking 107 

66. Proposed Code Enforcement Areas 111 

67. Buildings of National Significance, by Structural Condition 113 

68. Proposed Zoning 115 

69. Legal Boundary of the Vieux Carre, 1925 117 

70. Prototype Buildings 126 

71. 1117 Decatur Street 128 

72. Pilot Improvement Blocks 104 

73. Pilot Block A 105 

74. Pilot Block B 106 

75. Existing Residential Blocks with Unimproved Interior Open Space 137 

76. Proposed Capital Improvements 142 

77. Proposed Areas for Public and Private Development 144 

78. Character Areas 101 

79. The Tourist Area 102 

80. Buildings of Architectural-Historic Significance in the Tourist Area 152 


81. Typical Cottage and City House 153 

82. Recent Construction in the Tourist Area 154 

83. The Commercial Fringe Area 155 

84. The Upper Decatur Street Area 156 

85. The French Market Area 157 

86. The Residential Areas 158 

87. Recent Construction in the Residential Areas 158 

88. Plan of a Shotgun House 160 

89. Proposed Tourist Trails 164 

90. Building Markers 165 

91. Proposed Street Signs for the Vieux Carre 165 

92. Proposed Pavement Markings 167 


TABLES 


1. Architectural-Historic Evaluation 47 

2. Predominant Land Use, Vieux Carre Study Area, 1965 53 

3. Ground Floor Land Use, Vieux Carre Study Area, 1965 53 

4. Building Conditions, Vieux Carre Study Area, 1965 56 

5. Building Defects by Components, Vieux Carre Study Area, 1965 56 

6. Social Characteristics of the Vieux Carre 61 

7. Retail Sales, Vieux Carre and Other Selected Areas, 1963 64 

8. Transient Accommodations Forecast, Vieux Carre, 1965-2000 67 

9. Housing Market Forecast, Vieux Carre, 1985-2000 67 

10. Retail Space Forecast, Vieux Carre, 1965-2000 67 

11. Office Space Forecast, Vieux Carre, 1965-2000 68 

12. Land Use Compatibility Ratings by Character Area 78 

13. Number of Buildings by Treatment Groups, Vieux Carre Study Area, 1966 80 

14. Supply: Potential Land for Redevelopment in the Vieux Carre, 1965-1985 82 

15. Supply and Demand for Redevelopment Land in the Vieux Care, 1965-2000 82 

16. Summary of Proposed Development, Vieux Carre Plan 102 

17. Vieux Carre Parking Program 107 

18. Condition of Buildings Rated of Major Importance 112 

19. Vieux Carre Rehabilitation Survey 128 

20. Rehabilitation Costs of Sample Vieux Carre Buildings 129 

21. Per Unit Cost of Rehabilitating Sample Vieux Carre Structures 130 

22. Total Cost of Rehabilitating Sample Vieux Carre Structures 131 

23. Supportable Market Value of Sample Vieux Carre Structures 132 

24. Comparison of Supportable Market Value with Cost of Rehabilitated Structures 132 

25. Proposed Capital Improvements— Vieux Carre, 1968-1980 141 

26. Development Costs of the Vieux Carre Plan 143 

27. Private Development Costs of the Vieux Carre Plan 143 

28. Public Development Costs of the Vieux Carre Plan 144 

29. Cost of Public Improvements Proposed by the Vieux Carre Plan 145 

30. Annual Tax Gains Resulting from Development According to Plan 144 

31. Annual Rental Income from Leased Public Real Estate 146 

32. Financial Costs and Benefits of Vieux Carre Plan 148 

APPENDIX A 

1. Changes in Commercial Ground Floor Occupancy 1956-1965, by Street from Canal to Orleans Street . . . 154 
APPENDIX B 

Nonresidentlal Floor Space by Use, Vieux Carre Study Area, 1965 161 

APPENDIX C 

1. Major Work Permits by Character Areas, Vieux Carre Study Area, 1953-1965 163 








W0%h 


lllilll 

lilliip 


The Vieux Carre is the historic old city, an area of nearly 260 acres in the center of the 
modern City of New Orleans, Louisiana. Is It worth saving? If so, can it be preserved, 
presumably on Into the indefinite future? 

This report is directed towards answering these questions. The Vieux Carre, as a romantic 
cultural survival, is either a nuisance anachronism or an asset to the city and the nation. 
Ambivalent attitudes about it have destroyed many fine buildings within it, prostituted its 
character and quality, and made parts of it a plaything and a tourist trap. The Vieux Carre 
is not synonomous with the bare, bumping belles of Bourbon Street. The entire Vieux 
Carre is something else altogether. This altogether is called the “tout ensemble,” the 
unique quality of the whole place and not just any one part. Protecting the night life on 
Bourbon Street is no problem. That can and probably should go on forever. The problem 
lies in the rapid attrition of the remainder of the Vieux Carre, bit by bit and chunk by 
chunk, including the substitution of an imitation Vieux Carre for the real one. 

What Is important about the Vieux Carre? Why was it necessary to spend several years in 
the preparation of this study and invest substantial public and private funds in so doing? 
All the old buildings in the Vieux Carre have been inventoried by Tulane University 
using Foundation funds and they have been well recorded and evaluated for their archi- 
tectural merit. From the standpoint of economic benefit, hotels and Bourbon Street to- 
gether are continued money-makers, although the old buildings and the remainder of the 
Vieux Carre have been considered an inconvenience to downtown expansion, traffic and 
commerce in general. But restoration and maintenance of old buildings is expensive and 
becomes more and more so, the older the buildings get. Cost-benefit studies might break 
even today, but might not tomorrow. In any case, with something like the Vieux Carre, 
does anyone know how to interpret benefit? Benefit to itself and benefit to the city, 
state and nation? 

There must be something in the Vieux Carre that worries people about its deterioration 
and destruction. Otherwise this substantive study would not have been initiated by the 
City of New Orleans and the Bureau of Governmental Research in the first place. Obviously 
and frankly, a substantial amount of concern relates to the loss of visually sentimental or 
romantic qualities that are not to be found anywhere else. But is it the cast Iron balconies 
teetering precariously over the sidewalks to have their props knocked out by a passing 
truck or parking car? No, probably not, because these cast iron balconies can be and are 
duplicated by the vertical acre in modern imitations of the historic New Orleans style 
all over the southeast of the United States. Is It the narrow streets and the vistas along 
them? No, probably not. They are so jammed with cars now that it is pretty hard to get a 
good snapshot of them anyway. Is it the picturesque stucco buildings covered with 
weathered streaks and chipped and cracked? Probably not, since everything weathers 
rapidly anyway in the Gulf States area. Is it the fine restaurants and the bars? These, of 
course, are frequently great, but they can be good anywhere and in any setting. The 
answer does not seem to lie in these most obvious elements that make up the Vieux Carre. 
The value of the Vieux Carre is not exclusively any one building or beautiful Jackson 
Square and its immediate surroundings. The value which cannot be defined by cost- 
benefit studies consists of no one element of the Vieux Carre entirety. It is made up of 
such a combination of circumstances, history, people, past and present, and the old 
buildings which somehow or other represent a living personality, that anything which is 
done to cheapen it, chip away at it, or to destroy any part of it, willfully or by neglect, 
strikes at the integrity of the whole. The destruction of this Integrity is what has been 
happening and is really what this report— and the studies which support it— is all about 

It is easy enough to cite the Vieux Carre as the most important urban historic district in 
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■tori States Actually this implies a comparison with other places, which is im- 
cihiL <,ince nothing like it exists. There are other important historic urban places which 
w their respective communities and for the country as a whole have parallel values, 
^ctnrir Savannah Charleston, or Philadelphia, among others, are not the same kind of 
! A and the preservation program for each of them is an issue in itself. However, the 
Of determining the values of preservation and the methods of achieving preserva- 
f on of such an area the major concern of this report, is also a major concern wherever 
historic urban area problems are to be found. The value of this study as a demonstration 
yps oot only in its importance to the people of New Orleans and the State of Louisiana, 
whose ambivalence to the Vieux Carre has been mentioned above, but in its possible 
use as an illustration to other places as to how to go about saving each respective unique 
cultural asset in any city before it is too late. 


The fate of the Vieux Carre is in delicate balance. This Federal Demonstration Grant Study 
has the purpose of strengthening the mechanisms to safeguard a work of art more valu- 
able than any conceivable work of art in a museum. The Vieux Carre, as a work of art, 
is not only the visual entity of its fine architecture, but like all great works of art, it is 
the mixture and combination of elements and forces of a quality of perfection that creates 
emotional responses in the individual that separates out this work of art from surrounding 
urban dross. But the Vieux Carre cannot be and should not be a museum. It must always 
be a living part of a living city. Herein lies the problem and the challenge to which this 
study is addressed. 


The reports contained in this study were developed by a group of specialists and experts 
in the fields of history, architecture, planning, economics, government, and law. Each of 
these experts has fallen under the spell of the Vieux Carre, reflected in the highly tech- 
nical work which he has performed. Somewhere there is a witchcraft which weaves the 
spell which permeates these studies. It is clear that regardless of the technical discipline 
involved, there is no question on the part of the experts that the Vieux Carre and its tout 
ensemble is of inestimable value to the people of New Orleans, of Louisiana and of the 
United States, and that it must be preserved in perpetuity at all costs. 


Now for the first time is herein presented the results of several years of devoted labor and 
research into the facts and character of the Vieux Carre. From this study has come a set 
of recommendations for the difficult task of replanning for its preservation to which the 
people of the city, of the state, and of the country must devote themselves in the years 
to come. The many people in the several organizations who have supported the study 
and who have worked diligently on it, have done so without bias or commitment to any 
other cause than the preservation and enhancement of the Vieux Carre. They have made 
every effort to understand the forces of change which are pressing down upon It. This 
entire report, with all of its supporting documentation, is a remarkable achievement of 
collaboration and consistency of purpose. These documents contain material which should 
serve as guidelines for public and private action in New Orleans and elsewhere for 
many years to come. 

A monumental task has been performed, and this will well serve as the foundation for 
the monumental tasks ahead. The Vieux Carre and its tout ensemble must suffer no 
more loss, and from now on every action based on recommendations of this report must 
be in accordance with a concerted effort on the part of everyone to undertake a plan of 
action based on the rich material provided by this extraordinary study. 

On the national front, the architecture of New Orleans has been of great interest for many 


years. By 1941, 25 important buildings had been photographed and measured in the His- 
toric American Building Survey, including not only the Cabildo, the Presbytere and the 
Beauregard House, but also many lesser structures, including rows of houses and cot- 
tages. Since then, the HABS has continued its interest in the special architecture of the 
Vieux Carre. Several structures have been declared National Historic Monuments by the 
Department of the Interior and the entire Vieux Carre has been considered for the National 
Register as a National Historic Site. The Federal Government of course recognizes that 
the Vieux Carre is not and cannot be a museum, even though it has all of the importance 
of a Williamsburg. This report is a recognition on the part of the Federal Government 
that the fate of the Vieux Carre is tied up not only with local decisions and with local 
actions, but it is also tied to a national concern. The Demonstration Grant Funds which 
made this study possible are clear evidence of the interest on the part of the United 
States Government in identifying the facts and the problems about the Vieux Carre so 
that a viable and positive program for its preservation can be instituted. 

The results of this study are clear and concise. The Vieux Carre is worth preserving and 
enhancing. It is a place of great local value and of incomparable significance, not only 
to the City of New Orleans, but to the entire country. The steps recommended in this 
report are feasible of accomplishment and must be begun immediately. While controversy 
always swirls around the preservation effort in any community, it is hoped that by the 
production of this document with its facts and its proposals, there will have been pro- 
duced acceptable guidelines for all of those interested in whatever fashion In the Vieux 
Carre to work together towards the common objective of preserving for posterity this 
extraordinary place as a living part of a living city. 


Carl Feiss, F.A.I.A., A.I.P, 
Wiushington, D. C. 
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THE SECRETARY OF HOUSING AND URBAN DEVELOPMENT 

WASHINGTON, D. C. 20410 


October 29> 1968 


Honorable Victor Ho Schiro 
Mayor of the City of New Orleans 
New Orleans^ Louisiana 70112 

Dear Mayor Schiro: 

Subject: Urban Renewal Demonstration Project No. La. D-2 

I am delighted that the Vieux Carre demonstration project 
report is ready for publication. The City of New Orleans 
has reason to be proud of this activity and of the forward- 
looking plan it has produced;, to protect and enhance the area — 
not as a museum— but as part of a living^ modem city and to 
ensure its cultural^ social^ and economic future. 

As Secretary of the Department of Housing and Urban Development 
which was a partner in that venture , I natxirally share in the 
sense of accomplishment that you^ as the Mayor, must feel as 
this report goes to press. 

The Vieux Carre, one of the most important historic areas in 
our country, includes architectural evidence of a unique 
culture that spans two hundred- fifty years. People of diverse 
nations and races have lived together here harmoniously down 
through the years. Not only have they contributed to each 
other and to the Nation their many talents in the arts, but they 
have demonstrated a way of life which can serve as an example 
for other communities. The Nation, as well as New Orleans, is 
proud of this heritage. 

In planning the preservation of this area as an entity— the 
"tout ensemble" — rather than the preservation sin^jly of the 
individual buildings, your City has established a guide for 
other communities to follow in planning the preservation of 
their own historic areas. 



i^bert C. Weaver 







INTRODUCTION 


The Vieux Carre, the old French Quarter of New Or- 
leans, is probably the best known historic district in 
the United States. It includes all of the land within 
the original city established in 1718 as the capital of 
France’s new empire in America. Within this area of 
about a hundred squares, one finds himself in the midst 
of the substantial achitectural evidence of a unique 
culture shaped during the course of a 250-year history. 
Here, as In few other places In the United States, 
people of many diverse backgrounds have lived to- 
gether to create a social and physical heritage of which 
New Orleans is genuinely proud. 

The Vieux Carre is a special place in many ways. The 
scene of historic events, the site of many significant 
buildings, the showcase of jazz, the setting for Amer- 
ica’s most famous Mardi Gras, all make the French 
Quarter unique. The Quarter plays a key role in the 
economy of New Orleans as a major attraction for 
tourists and visitors. It also functions as a specialty 
shopping district; a center for arts and crafts; an enter- 
tainment complex; an in-town residential area; and a 
cultural focus of regional and national importance. 

Today the Vieux Carre is threatened as never before 
by forces of disruptive change. Because the Quarter 
is located in the heart of the city, immediately adjoin- 
ing the Central Business District, the growth of the 
metropolis is creating development pressures that pose 
a direct challenge to the historic area’s continued 
existence. 

The imminence of disruptive change on the Vieux Carre 
has prompted the City of New Orleans with the assist- 
ance of the federal government to initiate this study of 
the French Quarter. 


Since 1937 the Vieux Carre has been protected against 
the impairment of Its “quaint and distinctive charac- 
ter” through a municipal ordinance establishing the 
Quarter as a historic district and setting up a Vieux 
Carre Commission to administer the ordinance. The 
ordinance was authorized by an amendment to the 
Constitution of Louisiana. 

However, there has never existed a plan or program 
for preserving the Vieux Carre based on factual anal- 
ysis and a systematic statement of public policies. A 
recent publication pointed out:’ 

Many conflicting goals, some of which might be 
characterized as 'inner conflicts' have contributed 
immeasurably to the confusion of intents and in- 
terpretations regarding that 'quaint and distinctive 
character' stipulated in the city ordinance. 


The Vieux Carre Plan seeks to define a process for 
coordinating future public and private decisions so as 
to achieve a common set of goals for the historic dis- 
trict’s preservation. The Plan identifies both the prob- 
lems and opportunities now confronting the Vieux Carre 
and proposes methods and procedures for reconciling 
modern needs with the maintenance of essential his- 
toric and environmental values. 

The Vieux Carre study has been prepared under a 
Demonstration Grant financed by the U. S. Department 
of Housing and Urban Development under Section 314 
of the Housing Act of 1954 and by funds made available 
to the City of New Orleans by the Bureau of Govern- 
mental Research. The study was conducted for the 
City of New Orleans by the Bureau of Governmental 
Research. 


The planning and policy recommendations of the re- 
port are based on the most extensive analysis of physi- 
cal, social, economic, legal, and administrative factors 
ever undertaken for a historic district in the United 
States. 

The study’s recommendations have been formulated 
through interaction and discussion among public and 
private groups in New Orleans throughout the planning 
period. Interviews were undertaken to examine the 
Vieux Carre’s problems with representatives of major 
groups concerned with its future. A series of meetings 
were also held to review and discuss major findings 
and conclusions resulting from surveys and planning 
studies. An attempt has been made to initiate a work- 
able partnership between public and private Interests 
but it clearly must be strengthened if an effective 
process of plan implementation is to be achieved. 

While the Vieux Carre is unique, every historic district 
can be considered unique. But because of common 
characteristics, common problems, and common ob- 
jectives, it is hoped that the approach and process 
outlined in this report for carrying out historic preser- 
vation In the Vieux Carre will prove applicable to other 
communities. 

This report Includes all the major findings and recom- 
mendations of the Demonstration Study. A Technical 
Supplement contains the reports of the various con- 
sultants associated in the study. These include sep- 
arate reports on environmental, historic, economic, 
legal and administrative aspects. In addition, the Tech- 
nical Supplement contains An Evaluation of the Effects 
of the Proposed Riverfront Expressway on the Vieux 
Carre, which was prepared as an extension of the 
Demonstration Study. 
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SUMMARY 


The Vieux Carre is the present product of an evolution 
extending back over two and a half centuries. Today 
the Quarter Is challenged as never before by the forces 
of change, many of them seriously disruptive. Though 
change is Inevitable even In a historic district, accom- 
modating the Vieux Carre to the requirements of mod- 
ern life should not be achieved at the price of the 
Integrity of the historic district’s unique environment. 

This report proposes a system of analysis and a 
process of historic preservation to accommodate the 
Vieux Carre to change while insuring the continuation 
of the historic district’s identity, diversity, and authen- 
ticity. 

In every historic district decisions about change must 
be based on some conception of history and historical 
continuity. The approach applied in the Vieux Carre 
regards history as a continuous and irreversible 
process. All events are interconnected: The past 
creates the present which, in turn, shapes the future. 
Contemporary identity can best be understood as the 
product of historical continuity. Thus, the purpose of 
preservation planning can be viewed as channelling 
change to assure an unbroken continuity of the past 


into the future. 

Museum villages like Williamsburg and Old Sturbridge 
Village represent another approach. They seek to re- 
create the life and environment of a past era, often 
complete with period dress and activities, by reversing 
the movement of history and directing change back- 
ward In time to restore and reconstruct some “Golden 
Age.” 

Another approach attempts only to stop the clock, not 
turn it back. Change must be walled out as a threat to 
an area’s historic identity. Preservation is considered 
here as a means of retaining the order and stability of 
the old by preventing the unknown consequences of 
the new. 

Both these approaches would deny the Vieux Carre’s 
present identity as the product of a continuous his- 
torical process. 

The genius of the Vieux Carre is in the unity of its 
environment. This has been legally recognized in Loui- 
siana in the concept of the “tout ensemble”: Preserva- 
tion efforts must be directed not just at buildings, but 


at the sum total effect, buildings plus environment. The 
elements that constitute the tout ensemble, the Quar- 
ter’s special identity, need to be clearly identified if 
effective steps are to be taken to preserve it. An 
analytical method is proposed in the report to identify 
the specific physical and functional components that 
make up the Vieux Carre’s tout ensemble. This estab- 
lishes what structures and activities in the Quarter are 
“fixed,” that is not subject to change, and what can be 
changed without endangering the Vieux Carre’s es- 
sential character. The tout ensemble, thus defined, is 
then examined in the report against the magnitude and 
character of future change that will act upon the Quar- 
ter. Future change includes both physical and non- 
physical pressures operating, in some cases, in de- 
sirable directions and, in other cases, to the detriment 
of historical continuity. 

Findings and Conciusions 

The principal findings and conclusions of the Demon- 
stration Study constitute a set of specifications to be 
met in any plan for the Vieux Carre: 

1. Preserving and strengthening the tout ensemble 
is the central problem to be solved through co- 
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ordinated public and private action in the Vfeux 
Carre. The tout ensemble, the identity of the 
Quarter, is characterized principally by its au- 
thenticity and diversity. Authenticity relates to the 
quality and integrity of both old and new elements 
of the environment. Demolition by neglect of old 
structures, modern Improvements Incompatible 
with the historic content, antique appliques for 
effect, and the misuse of old forms for new pur- 
poses — all serious dangers to authenticity— can 
be found in growing number within the Quarter’s 
confines. 

Diversity applies to existing types of buildings 
and activities and the social composition of the 
Quarter. A multiplicity of architectural stylos, 
uses, and population groups contribute greatly to 
the lively contrasts, vitality, and awaronoss of 
historical continuity that permeates the Vieux 
Carre. 

The Quarter’s physical environment, with its 
highly differentiated subareas, clearly dofinod 
street grid, and landmarks of grcmt expressive 
meaning, possesses unusual clarity and co- 
herence. But at its front door the historic physical 
and visual linkage between the area of original 
settlement and the Mississippi has been gradually 
destroyed by industrial and rail uses that have 
grown up along the riverfront. The linkage should 
be re-created by reestablishing the Mississippi 
as the natural physical boundary of the Quarter, 
And wherever feasible historic features such as 
the Riverfront Promenade, a principal attraction 
of the late Colonial period, should also be re- 
created to serve modern needs for amenity and 
use. 

2. Future change In the Vieux Carr® should be 
guided In terms of Its type, scale, location, and 
quality to insure the continuity of the tout en- 
semble. Regulatory controls governing both new 
construction and rehabilitation-restoration activi’ 
ties in the Quarter need to be strengthcined as ap^ 
plied to the public as well as private sector, Thi* 
current controversy surrounding the proposed 
Riverfront Expressway is indicative of the prop 
lem. The legal and administrative basis for offer, 
tive design review procedures in the Vieux Carrt! 
urgently needs clarification. Ail forms of new 
construction and remodeling within the Quartiif* ■’ 
from expressways to buildings to hrohydrants- 


affect directly the quality of the tout ensemble. 
They should bo regulated to assure compatibility 
within the terms of the Vieux Carro Ordinance, 

New development should be consistent with the 
close-knit, domestic scale and varied atmosphere 
of the old district. In design, new structures 
should htHiestly express present-day life and be 
symp^ithetic to the architectural character of ex- 
isting historic structures. The height, material, 
color, form, and siti^ plan of new structures 
should be related to thane of existing historic 
buildings, Tho visual effect oi all construction 
should be considereti in riU.itiun to the character 
and contiruufy of relevant nttoot facades and the 
overall architectural stating Though constant 
care is mquired to ensure tfiat new "'improve- 
mentr,” ofo m fact "impfovements," suitable new 
tiiwelopment can rnakn thv Vieux Ciirre a more 
convenienr place m wfuch to live, wtirk, and visit 
.iful Ifiereby rniseajratily increase its quality. Im- 
prevermsits. fiewever, that thrtsiten teisential 
buililinris or envirtinmerita! Viiluet;. i.e., tfje com- 
lionenis of tfte tout ereiernblts sfiould not be 
t:(nintenanced. 

New tlfwekgjrnt^nt shoultl tie planned in relation 
to activify cteiters tH-Uitiguous to tho Quarter, 
esr>tH:ially thv- Central Busintein District. Adjoin- 
inri develuprnenf ‘ihoultj tie planned not only to 
rninimj/M iiointtsuleil, harmful nide »df»H:ts on the 
quarlef fnj! tuihant-e jf un well by jiroviding 
neetleif f;upj:iorting fatalities. 

The quality of rirfiabilitationaestoration work 
ciirrenily untler way in the Vunix Carre is a spe- 
cial source of ctmcern tde|is sfiould be taken 
to prcuntjfe fiuitier starulartls of rehatnlitation, 
leipecially to avcud pseudo fustontsil idfects that 
d»?riat»re the aufhenhrafy of Ihi^ surroundings, 
Ciuulehni^s Afo n«nn.f»»d tu control increases in 
defoafy ffia! fiavti iummumly rfeuilt#?d from re- 
htibililalien prcsjecfs. 

Pomiivtj as w»dl as negahvr* acdion is required, 
f inaruaal and lecfmica! assi'darua^ nhmiid be pro- 
vuJtnl tu iusderfak*’ a prisiliv^^ prngram for rnaifv 
faifiin«| and repairing buiUJsngs ef architectural 
and fus!*irH:. SH'inificance Cairrent experience 
amply d»et!caisifa!#^s tfiaf negativ#’ controls like 
and aradutectural f*a.|ula!i?.-ins alone are 
irisufficaeriif fu atdueve essential presiuvation ob- 



jectives. The main objective should be to con- 
tinue the Vieux Carre as a living, functioning com- 
munity, not a museum complex. Thus, individual 
structures should b«3 preserved for continued use 
compatible with their architectural character, 

3. Change should be channeled to eliminate blight 
and deterioration now existing within the Vieux 
Carre. In so doing, the necessity for accommo- 
dating change can bo converted from a problem 
into an opportunity. Over 20 percent of the struc- 
tures within the Quarter are substandard; about 
15 percent of the buildings suffer from serious 
damage to thoir foundations, Improved building 
maintenance standards can do much to upgrade 
conditions. Private rehabilitation activity within 
the Quarter is gradually improving conditions 
where masonry construction prodominatos and 
structures are suitable for residential use. How- 
ever. a number of pockets of deteriorating struc- 
tures exist with little current potential for roha- 
bilitation. 

Areas along tfm edges of the Vieux Carre, espe- 
cially in the Riverfront Ar^ni and along North 
Rampart Street, present serious longTcirm prob- 
lems because of the type and condition of build- 
ings and the nature of uses located there. These 
include obsolete structures and declining func- 
tions that are incompatible with the tout en- 
semble. IndustriiU. wholesaling, and heavy com- 
mercial activities in these areas are highly 
detrimental to the historic character of the Quar- 
ter and should be gradually phased out of ex- 
istence. 

Economic analysis indicates that strong develop- 
ment pressures, reflecting the Vieux Carre's 
increasing appeal as a nationwide tourist attrac- 
tion, will continue to operate far at least several 
decade.s. Unless growth pressures are diverted 
into declining and underHitili/ed areas like the 
riverfront, they will continue to exert pressure 
directly on the core of the Vitiux Carre to its 
i n c re as i n g d e t r i m en t , 

Developable land is especially needed for hotel- 
motel facilities and parking garages, which can 
bo most appropriately built on the periphery 
rather than in the heart of the Quarter where the 
old buildings of architectural and historic value 
are concentrated. Through a combination of pub- 


lic incentives and controls, development pres- 
sures can effectively be directed to eliminate 
blight and deterioration within the historic district 
in a short period of time. 

4. Joint public and private action should be taken 
to expand the scope of functions and facilities 
available In the Vieux Carre to improve the 
quality of life and increase its attractiveness for 
tourists. Surveys undertaken as part of the Dem- 
onstration Study indicate a pressing need for ad- 
ditional facilities for tourists and visitors, com- 
munity facilities for local residents, and support- 
ing cultural and entertainment activities for 
out-of-town visitors, city, and Vieux Carre resi- 
dents. As an important ingredient of change, the 
location, design, and character of new facilities 
should be carefully related to existing uses and 
structures. 

A system of public and private open space, based 
on the historic pattern of courtyards, squares, and 
promenades, should be re-created to provide an 
internal physical structure to the Quarter. A 
landscaped network of parks and walkways would 
relate important historic buildings, shopping and 
entertainment areas, and tourist facilities of all 
sorts into a single organizing element keyed to 
the Vieux Carre’s varied and intimate pedestrian 
scale. 


S, The requirements of the automobile within the 
Quarter should be subordinated to the need for 
preserving the quality of the historic environ- 
ment. The visual and physical effects of the River- 
front Expressway pose a critical problem. The 
proposed elevated roadway, because of its great 
massiveness and length through the Quarter 
would create a formidable visual and physical 
barrier separating the historic core from the 
river. The size and prominence of the elevated 
structure, especially at Jackson Square, would 
create an intrusion strongly alien to the Quarter’s 
traditional scale. By planning the expressway as 
an integral part of the entire Riverfront Area’s 
rodevolopment, the adverse expressway effects 
can bo moderated, but they cannot be wholly 
eliminated. The grade-level alternative to the 
elevated design deserves serious consideration 
as a further way of reducing the expressway’s 
potentially deleterious impact. 



other current problems of access and movement 
include inadequate internal transportation; fre- 
quent traffic congestion; difficulties in service and 
goods-handling; and excessive through traffic 
on local streets. Inadequate parking for visitors, 
shoppers, workers, and residents is an ever in- 
creasing problem tied directly to the Quarter’s 
continued development. Improperly located park- 
ing facilities are a particularly serious problem. 

Planning for the Vieux Carre should seek to 
divert as much through traffic as possible around 
the Quarter, especially trucks and busses. In- 
ternal movement must be greatly improved. The 
pedestrian system should complement an internal 
vehicular system. With some form of effective, 
internal transit for tourists and others, parking 
facilities could be concentrated on the periphery 
of the Vieux Carre rather than dispersed within 
the area. By reducing vehicular travel within the 
Quarter, environmental conditions would be sub- 
stantially improved and the historic pattern of 
unhurried street life could gradually be restored. 

6. Administrative, financial, and legal mechanisms 
for carrying out preservation In the Vieux Carre 
should be organized into a coordinated public- 
private effort. Neither public nor private efforts 
alone will be sufficient. But public controls and 
incentives based on clearly defined preservation 
policies can guide already strong private eco- 
nomic forces to achieve objectives. Current un- 
coordinated development must be viewed as a 
clear and present danger. 

The Quarter’s economic importance as the focus 
of the city’s tourist and convention trade must be 
given greater recognition by business leaders 
and public officials. The level of city services, 
public improvement priorities, and local tax 
policies regarding the Quarter should fully re- 
flect its significance as a major asset to the city, 
state, and nation. 

Strong public and private leadership mobilizing 
broad community support will be needed in the 
future to make preservation work. The support 
and participation of private citizens, civic groups, 
property owners’ associations, and others con- 
cerned with the Vieux Carre’s future are essen- 
tial. Unfortunately, all too often in the past fac- 
tions rather than coalitions have characterized 


the response of local groups to public issues. 
Research completed during the Demonstration 
Study can, at least, provide a basis for consensus 
regarding the facts of impending change and en- 
courage sounder decisions. 

Existing public mechanisms need to be improved 
by increasing the effectiveness of regulatory 
controls and incorporating a broader range of 
elements into the preservation process. New de- 
vices are also needed to stimulate public and 
private action in critical problem areas. Above 
all, the administrative and financial capability of 
the city to carry out historic preservation in the 
Vieux Carre must be substantially enlarged. 

Major Recommendations 

Both long-range and short-range recommendations are 
set forth in the Vieux Carre Plan. The long-range 
recommendations are designed to achieve planning 
objectives that are essential to the historic preserva- 
tion of the Quarter but cannot be feasibly undertaken 
now or in the immediate future. Basically they provide 
a useful long-term perspective for current decisions 
that may otherwise be made in ways that needlessly 
hamper rather than support the implementation of the 
Plan. 

The shorter-range proposals are considered both de- 
sirable and feasible. These proposals, geared to the 
year 1985, establish a basis for programming capital 
improvements in the Vieux Carre and identifying the 
character, cost, and scheduling of specific improve- 
ment projects as spelled out in the Action Program. 

The principal planning proposal calls for the rede- 
velopment of the Vieux Carre’s Riverfront Area in a 
series of stages. New apartments, shops, restaurants, 
office buildings, tourist facilities, and parking linked 
together by a network of landscaped open spaces are 
proposed to replace dock, rail, and industrial uses that 
now separate the older section of the Quarter from 
the Mississippi. 

By 1985 the Plan recommends the development of a 
Riverfront Center from Iberville Street to St. Peter, 
including all the area from the proposed Riverfront 
Expressway to North Peters Street. The Riverfront 
Center would contain a range of facilities within a 
single, interrelated complex. Specifically, it would in- 
clude a Visitors Center, a hotel, an arts and craft center, 



an antique mart, relat€)d entertainment and commercial 
uses, and a series of parking garages. 

Adjoining the Riverfront Center, Place Pontalba (also 
scheduled for completion by 1985) is proposed as a 
broad pedestrian plaza between Jackson Square and 
the river. Two museums would flank the plaza on either 
side. 

Riverfront redevelopment after 1985 would include most 
of the area botwoon the Riverfront Expressway and the 
river. Approximately 1,200 dwelling units would bo con- 
structed through the development of apartment struc- 
tures fronting the Mississippi along a now treo-linod 
Riverfront Promonadi!. The design and arrangornont of 
the apartments would be oriented to the existing street 
grid, the expressw^iy. and the spectacular views that 
result from the tight bend in the Mississippi which 
occurs hero, 

A complex of office and ai'iartment towers, stores, 
tourist accommadatians, and parking structures would 
also be comaructed adjoining tfm International Trade 
Mart at the river end of C;ina! StriHit. 

Other drive loprnents proposed under tfie Plan lakeside 
of North Peters Street would be completed by 1985, 
Principal projects include redevtilopment of the Loui- 
siana Wildlife and Fisheries Commission Building 
site (formerly the Louisiana Civil Courts Building) for 
open space and commrircial purposes, the completion 
of pedestrian malls on Excd'iange Alley and Clinton 
StrcKJt, a new school and playgrotind to serve the 
Quarter's rcis!dt)ntial neighborhoods, several new parks, 
and extensive street t^eautification. 

A major recommerulatior^ ifi that general commercial 
uses not be exttinded downriver of St, Ann Street ex- 
copt for the North Flampart Street frontage. Continued 
vertical mixture of commercial and residential uses 
within buildings would be encouraged. Over the long- 
range future most indimtrial, wftolesale, and transporta- 
tion activities are to be gradually phased out 

of existence within the limits of the historic district. 
Hotels, motels, and riarking facililioff would be sp(e 
cifically diverted away from the cc^re of the Vieux 
Carre. An important planning objective is the stabiliza- 
tion of the Vieux Carre's existing residential neighbor- 
hoods, recognizing that the Vieux Carre sfiould con- 
tinue as a place for homes as well as businesses. 
Traffic, transit, and parking improvements are also 
proposcKl By 1985 it is rc.'icomrnendcid that new park- 
ing structures bo constructed with a total capacity 


of about 5,100 spaces. Over the long range the supply 
of parking spaces in the Quarter would be expanded 
from 6,000 to 13,000, of which 11,800 would be in off- 
street facilities. 

To implement these planning proposals, an Action 
Program is proposed in the report. The Action Program 
would include these elements: 

1) An area-wide code enforcement program. 

2) A revolving fund and other assistance to preserve 
buildings of major importance. 

3) Comprehensive zoning changes based on a “se- 
lective” zoning concept. 

4) A private improvement corporation to supplement 
public and private preservation activities. 

5) A Vieux Carre Historic Preservation District under 
the management of a seven-man Board of Com- 
missioners which would replace the present Vieux 
Carre Commission and which would have broad 
powers and authority to regulate and administer 
the affairs of the Preservation District 

6) A capital Improvement program identifying spe- 
cific projects to be undertaken in two six-year 
program periods from 1968 to 1980, 

The total cost of carrying out the Vieux Carre Plan is 
estimated to bo over $128 million. Approximately two- 
thirds of the development cost would be incurred in 
carrying out the comprehensive redevelopment of the 
Vieux Carre’s riverfront. Private enterprise would be 
responsible for implementing most of the development 
proposals. Qver $88 million in private investment and 
about $40 million in public investment would result 
from the effectuation of the Plan. 

With the completion of the Plan, increased property 
tax and rental income from the Vieux Carre would 
provide the city and state with almost $1.2 million in 
revenues annually. Analysis indicates that the Plan is 
sound when judged by the public costs required and 
the prospective return, through increased tax revenues 
and other income, on the investment of public funds. 

In the long run, the noneconomic benefits of preserving 
the Vieux Carre will far outweigh the quantifiable finan- 
cial return. New Orleans’ pride In the Vieux Carre and 
the community's stake in the Quarter’s historic heritage 
is not essentially a dollars and cents matter. 




PART I 

APPROACH AND METHOD 




View of New Orleans, 1726 


An increasing number of cities in the United States 
have enacted laws establishing historic districts like 
the Vieux Carre. The historic district, as a device, is 
a key tool in the preservation kit. 

The provisions of historic district legislation are gen- 
erally similar to those of the New Orleans’ Vieux Carre 
Ordinance, passed in 1937.^ A geographic area con- 
taining a concentration of historic structures is specifi- 
cally defined and a Historic District Commission simi- 
lar to the Vieux Carre Commission is established to 
review ail permit applications for new construction, 
reconstruction, alteration, removal, or demolition of 
buildings within the historic district. In short, regula- 
tory objectives can be stated as follows: 

Historic district architectural controls aim at pre- 
serving appearance without change in ownership 
or use; where the setting is important as well as 
the buildings, or the relationship to each other of 
a sufficient number of historic buildings creates a 
whole that is greater than the sum of its parts ... ^ 

External architectural features are subject to review by 
the Vieux Carre Commission, considering such factors 
as “the appearance, color, texture of materials and 
architectural design of the exterior.” ^ Unlike New 
Orleans, however, many cities incorporate architectural 
control provisions directly within the city’s existing 
zoning ordinance. 

While New Orleans passed the first ordinance for pre- 
serving a historic district in 1924, it was never en- 
forced. Charleston, South Carolina, is considered the 
first city in the nation to enforce such an ordinance 
(enacted In 1931). More recently, Providence, Rhode 
Island, adopted a historic preservation ordinance based 
on the work of the College Hill Demonstration Grant 
Study completed in 1959. Other cities with historic 
district laws include Albuquerque, New Mexico; Alex- 
andria, Virginia; Annapolis, Maryland; Boston, Massa- 
chusetts; Columbia, South Carolina; Dover, Delaware; 
Lexington, Kentucky; Mobile, Alabama; Portland, Ore- 
gon; Richmond, Virginia; Sacramento, California; San 
Antonio, Texas; Santa Barbara, California; Santa Fe, 
New Mexico; Schenectady, New York; Springfield, Illi- 
nois; Williamsburg, Virginia; Winston-Salem, North 
Carolina; and Washington, D. C.^ 

Preservation: Purposes and Problems 

The purpose for creating a historic district may be 
bricks-and-mortar — ^to preserve architecture — or dol- 


lars-and-cents — to increase a historic district’s tourist 
appeal — but primarily preservation should be thought 
of as having a flesh-and-blood social purpose, to en- 
rich and give meaning to the daily life of the people 
of a community. 

Americans have been called a future-oriented people. 
But our search for the new, propelled by science and 
technology, is increasingly pervaded by doubts about 
many of the results of that search. The environment of 
our cities appears more stereotyped and monotonous 
as everyday life becomes more mechanized. Historic 
preservation is certainly relevant to the needs of a 
future-oriented society, as is any effort that can In- 
crease the interest and diversity of the cityscape and 
add to our pleasure and understanding. 

As a nation we have been frequently careless with our 
considerable architectural, artistic, and historic heri- 
tage. Four main reasons have been suggested for this: 

1. Insufficient awareness of the importance of 
this heritage — especially by those in decision- 
making positions. 

2. The difficulty of identifying the valuable things 
and the absence of criteria for determining 
their relative importance. 

3. Present design approaches and methods 
which do not take the trouble to retain im- 
portant elements, and generally do not pro- 
vide motivation to do so. 

4. The lack of a method for considering the 
value of excluding forms to local people, and 
of mechanisms for making policy decisions 
about them on the local level. ^ 

A systematic approach and method of analysis is 
clearly needed for undertaking preservation planning 
in any historic district. 

Vieux Carre Approach and Method 

It has been widely recognized that the genius of the 
Vieux Carre is to be found in its environmental unity 
and that preservation efforts should be directed at the 
sum total effect, buildings plus environment. 

The Supreme Court of Louisiana adopted the important 
“tout ensemble” rule in holding that the Vieux Carre 
Ordinance applied to all structures in the historic dis- 
trict irrespective of an individual building’s own his- 
toric or architectural value: 

And there is nothing arbitrary or discriminating 
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Figure 2: Legal boundary of the Vieux Carre 
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in forbidding the proprietor of a modorn buifding, 
as we!! as the proprietor of one of the anciont 
iandmarks, in the Vioux Carre to display an un- 
usuaiiy large sign upon his promises. The purpose 
of the ordinance is not only to preserve the old 
buildings thamsolves, but to preserve the antiauity 
of the whole French and Spanish quarter, the tout 
ensemble, so to speak, dy defending the relic 
against iconoclastn or vandalism. Preventing or 
prohibiting eyesores in such a locality is within the 
police power and within the scope of this municF 
pal ordinance. The preservation of the Vioux Carre 
as it was originally is a benefit to the inhabitants 
of New Orleans genmally, not only for the send- 
mental value of this show place but tor Its com- 
mercial valim as well, because it attracts tourists 
and conventions to the city, and is in fact a justlfi- 
cation for the slogan, America* s most interesting 
City, 

Thus, tho court provided lopal sanction for undertaking 
prosorvation in tho Vioux Carro so as to maintain tho 
historic district's onvironmontal unity against harmful 
change. Tho whedo has boon cloarly rticognizod as 
groator than tho sum of its parts. 

Tho identity of tho Ouartor is synanymouii with this 
concept of th«i tout onr»omblo, Tho polico jx)wor is 
authorized to protoct tfiosti iilomisnts of tho whofo that 
contribiito to tho aroa's ^)hy5iical identity and to pro- 
hibit elements that are deleterious. Since land uses 
are already subject to police power regulation under 
zoning, functional (land une) components must also be 
incorporated in an operational definition of tho tout 
ensemble. Such a definition is needed in making every- 
day decisions at)out die camservation, improvement, or 
replacement of individual tnaldings and uses within 
the historic district. 

Though harmful change must bo avoided, tho neces- 
sity of changts even in a historic difitrict, should bo 
understood and accopted. Change acts on tho tout 
ensemble in a multitude of ways, subtle and otherwise, 
and the product of this interaction over timti may or 
may not ertjato tustanca! contirnnty. Public action in 
tho Vioux Carro can bo viowiHl as an attempt to guide 
change in ardor to profiorvo ttio lout onsomblo by 
insuring that its historical! continuity is not broken. 

The Vioux Carre is the present product of this kind of 
interaction cmtoruling over two and a half centuries. 
Architecturally, no single style predominates. Rather 
tho Quarter is a kaleidoscope of styles and periods 


expressing its highly diverse cultural evolution. The 
Quarter’s evolution Is reflected, as well, in Its mix of 
activities and social groups. 

In order to reconcile preservation values with the re- 
quirements for necessary and compatible change an 
accommodation must be made between the two. The 
following discussion outlines the approach and method 
used in this study for defining the components of the 
Vieux Carre’s tout ensemble, dimensioning the param- 
eters of change, and, finally, formulating a means to 
promote through historical continuity an orderly and 
effective adjustment between them. 

Components of the Tout Ensemble 

The physical and functional components of the tout 
onsomblo can be defined as follows: 

PHYSICAL COMPONENTS: 

They include both man-made elements and natural 

features: 

# Single man-made objects including buildings, 
street furniture (street lights, hitching posts, etc.) 
and other artifacts. 

# Combinations of architectural features including 
street facades, other groups and masses of 
structures, and boundary forms (levees, em- 
bankments, etc.) 

0 Open spaces (squares, courtyards, etc.) and 
landscape features together with, the natural 
features of topography and water, 

0 Landmarks and other points of visual domi- 
nance, viewpoints, and vistas.^ 

Those above components contribute mainly to the 
visual quality of tho tout ensemble. In addition, another 
sot of physical elements in the environment that evoke 
mental associations when encountered should be 
added. As Jacobs and Jones have written, "The power 
of various obiects contained in the city to call to mind 
both past and present associations is to a large extent 
responsible for our image of the city.**'' This set of 
components includes: 

0 Historic places associated with past events or 
important personalities and groups and physi- 
cal elements having present associations — 
points of social activity (institutions, churches, 
museums, etc.)— that do not at this time neces- 
sarily have historic significance. 

A final set of tout ensemble components can also be 

identified: 
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The new Royal Sonesta Motel, Bourbon Street, a recent 
change in land use 


0 Buildings of architectural and historic signifi- 
cance. 

Field surveys were conducted as part of the Demon- 
stration Study to inventory each of these specific 
physical components of the tout ensemble. 

FUNCTIONAL COMPONENTS: 

The land use of each parcel of property in the Quarter 
was also recorded by field survey. Information was 
mapped to analyze separately ground-level use and the 
predominant use of each parcel. Information was sup- 
plied by the City Planning Commission for three widely 
separated years — 1929, 1949, and 1965. The use of 
nonresidential floor space was also tabulated for 1965. 
Characteristic, long-term land use patterns such as the 
“fine-grained” intermixture of activities — particularly 
the mixture of commercial and residential uses — were 
examined in this manner. 

The use of each building in the Quarter was then 
studied to determine its compatibility with its environ- 
mental surroundings. Incompatible functions were 
thereby defined on an Individual parcel basis. In this 
way the functional components of the tout ensemble 
were evaluated. 

Parameters of Change 

A range of studies concerned with physical, social, 
and economic conditions, transportation, and develop- 
ment potentials was completed to determine the broad 
parameters of change affecting the Vieux Carre. 

Studies were supplemented by interviews with leaders 
representing various public and private interest groups 
concerned with the future of the Quarter. Next, the 
results of this research were analyzed to determine 
the relative importance of various forms of change 
either currently operating or expected to influence the 
Vieux Carre’s physical, social, and economic charac- 
ter during the next several decades. 

Pressures for change were found to have both internal 
and external origins. The more important factors gen- 
erating recent change show strong evidence of affecting 
the tout ensemble for a considerable future period. The 
chief factors identified were 1) the continued growth 
of tourism in the Quarter, 2) the area’s increasing 
popularity for upper-income housing, 3) the mounting 
requirements of the automobile, and 4) the expansion 
needs of the adjoining Central Business District. 


It was also concluded that change can be expected 
as a result of future public and private efforts to elimi- 
nate uses and structures that add little or nothing to 
the Quarter’s identity or are actually harmful to the 
tout ensemble. The elimination of an undesirable use 
or structure, in effect, “kills two birds with one stone” 
by ridding the Quarter of a nuisance and, at the same 
time, yielding space for needed new facilities. 

The type, amount, and locational pattern of expected 
change were investigated block by block. Physical 
change in a built-up area like the Vieux Carre takes 
place through either new construction, rehabilitation 
and restoration of existing buildings, or their deteriora- 
tion and demolition. New construction Includes, as well 
as buildings, various kinds of public improvements, 
such as streets and expressways. 

Recent economic and social change in the Quarter has 
resulted in changing patterns of land use, the economic 
and functional obsolescence of certain activities, and 
shifts in the type and location of population groups. 
In a number of instances the uncontrolled extension 
of current trends presents serious, long-range conse- 
quences to the Vieux Carre. 

Preservation planning must be concerned with the 
quality as well as type and quantity of change. Au- 
thenticity, above all, distinguishes a genuine historic 
district from a “true-to-life” simulation. Because they 
are subtler, ersatz restorations and pseudo-historic re- 
construction pose, perhaps, the most critical threat to 
the preservation of an area like the Vieux Carre. The 
catalogue of recent change in the Vieux Carre includes 
many examples of such insensitive “improvements” 
made in the name of history. 

Guiding Historical Continuity 

In every historic district decisions about change must 
be based on some conception of history and historical 
continuity. The approach applied in the Vieux Carre 
regards history as a continuous and irreversible pro- 
cess. All events are interconnected: The past creates 
the present which, in turn, shapes the future. Because 
contemporary identity can best be understood as the 
product of historical continuity, the purpose of preser- 
vation planning can be viewed as channelling change 
to assure the extension of a past continuity into the 
future. 

Museum villages like Williamsburg and Old Sturbridge 
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Village represent another approach. They seek to re- 
create the life and environment of a past era, often 
complete with period dress and activities, by reversing 
the movement of history and directing change back- 
ward in time to restore and reconstruct some “Golden 
Age.” But as Walter Muir Whitehill has pointed out, 
“They may be effective instruments of education, 
amusement, propaganda or some kind of special plead- 
ing, but they have precious little to do with history, and 
absolutely nothing to do with historic preservation ” 

Another approach attempts only to stop the clock, not 
turn it back. Change must be walled out as a threat 
to an area’s historic identity. Preservation is con- 
sidered here as a means of retaining the order and 
stability of the old by preventing the unknown conse- 
quences of the new. 

Both these approaches would deny the VIeux Carre’s 
present identity as the product of a continuous his- 
torical process. 

In summary, the Vieux Carre Plan is conceived essen- 
tially as a guidance mechanism to improve everyday 
decisions dealing with what structures and activities in 
the Vieux Carre should be preserved; what should be 
eliminated; and what should be developed in the future. 
But the new can be accommodated properly to the 
old only through careful and continuous planning. 
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Detail of De I’Isles "Chart of the Mississippi River," 1702 


History of The Vieux Carre 

French Colonial Period — 1718-1768 

The Vieux Carre, the Old Square, is that small area 
of the present sprawling city of New Orleans, bounded 
by Canal, Rampart, and Esplanade streets, and the 
Mississippi River. This was the original French Colonial 
town, its plan designed by Pierre Le Blond de la 
Tour, engineer-in-chief of Louisiana, and laid out by 
his assistant, Adrien De Pauger, in March, 1721.’ This 
was three years after the founding of the city by Jean 
Baptiste Le Moyne de Bienville who had selected the 
site on a great bend in the Mississippi near the river 
end of the old portage by which the Indians for years 
had transported their canoes from the headwaters of 
Bayou St. John.^ 

Land grants along this bayou had been made to French 
colonists from Mobile as early as 1708.^ Probably a few 
had already established themselves near the river when 
Bienville arrived in 1718 and established an alignment 
for the future streets, an alignment adopted by the 
military engineers but moved by them somewhat closer 
to the river bank so as to profit from the proximity of 
the landing place as well as to have more air from the 
breezes that come from it. ^ The original clearing of 
1718 was considerably enlarged by the cutting of the 
canebrake and dense forest that still covered most of 
the site, as shown on de la Tour’s map of January 12, 
1723. A levee of earth was built almost at once to 
protect the new town from overflow. 

The plan was in the typical gridiron form common to 
most fortified towns of the late seventeenth and early 
eighteenth centuries, not unlike the plans adopted for 
British Colonial towns of this period such as Phila- 
delphia and Savannah, a plan having its origins in the 
Roman military camps of antiquity. The earliest known 
plan of New Orleans, signed by de la Tour and dated 
at Biloxi, the temporary capital, on April 23, 1722, ex- 
tended for nine blocks along the river and six in depth, 
with the Place d’Armes in the center facing the river 
and the church site centered, facing it, a rigidly sym- 
metrical arrangement that has been preserved until 
the present day. The street names given on this first 
plan have also been preserved, and the streets of the 
twentieth century Vieux Carre are essentially the same 
as they were first established in 1721. Soon after this 
first plan was adopted It was enlarged by an additional 
row of blocks at the upper and lower ends. The fortifi- 
cations indicated on all these early plans, however, 


Part of the plan of New Orleans by le Blond de la Tour, 1723 



1722 Plan by le Blond de la Tour showing proposed fortifi- 
cations 
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never existed in fact, for the French found it easier and 
cheaper to keep the neighboring Indians friendly by 
gifts than to try to protect the town against them. It 
was only after the Natchez massacre of 1729 that any 
attempt was made to fortify New Orleans. This was in 
the form of a moat proposed by the engineer Pierre 
Baron, a project shown on Gonichon’s fine plan of the 
city in 1731, by which time the moat, still incomplete, 
had already been abandoned. 

When the town was first laid out, each 300-foot square 
block was divided into twelve 60-foot lots, five facing 
each of the streets parallel to the river having a depth 
of 120 feet while the key lots facing the perpendicular 
streets were each 150 feet deep. Many of these original 
property lines still exist. The land around the Place 
d’Armes was reserved for public and religious build- 
ings, and retained this designation throughout the 
French Colonial period. 

New Orleans grew slowly, but it had been well estab- 
lished by the French whose architect-engineers gave 
character to the town and its buildings, designing them 
with an understanding of the importance of the project 
they were undertaking and setting a high standard of 
quality in their official works to serve as an example 
to private owners. As early as January, 1724, De Pauger 
was able to write that everyone is working there as 
you would wish. Workshops and buildings are seen to 
rise everywhere so that New Orleans is growing before 
your eyes and there is no longer any doubt that it is 
going to become a great city. '' 

The French were not destined to see this greatness 
achieved. The French and Indian Wars were a fatal 
blow to their colonial ambitions in America. With the 
fall of Quebec to England in 1759, Governor Kerlerec 
ordered New Orleans to be fortified in order to be able 
to make an honorable defence If the English should 
attack.^’ This palisade fortification was designed by the 
engineer Bernard Deverges in 1760. The great new mili- 
tary hospital which he had just completed below the 
Ursuline convent was converted into a barracks to 
house the troops displaced when the monumental 
barracks, that had been built in 1732 '' flanking the 
public square, were demolished. Fortifications were 
also strengthened on the river below the city and in 
the upper areas of the colony,'' all to no avail. France 
was forced to surrender to England all of Louisiana 
east of the Mississippi, with the exception of the “Isle 
of Orleans,” the land below Bayou Manchac and lakes 
Pontchartrain, Maurepas, and Borgne, including the 



Plan of 1731 showing Pierre Baron's incomplete moat on the 
upper and rear sides 

city of New Orleans. England took over Baton Rouge, 
Natchez, and Mobile, and in 1762 France ceded the 
rest of her once vast Louisiana colony to Spain, in- 
cluding the city of New Orleans. 

Spanish Colonial Period — 1768-1803 

After an attempted revolt led by prominent French 
inhabitants, Spanish rule was firmly established in 1768 
with the arrival of Don Alexandro O’Reilly who quickly 
suppressed the rebellion, had the leaders tried and 
convicted, some executed and others exiled and im- 
prisoned. He established a Cabildo as the Spanish 
governing body of the city and erected a simple build- 
ing to house it on the site of part of the old French 
prison adjacent to the parish church. He also disposed 
of the sites of the former barracks flanking the public 
square to private owners. These important sites were 
gradually all acquired by Don Andres Almonester y 
Roxas, a wealthy Andalusian whose daughter Micaela, 
Baroness Pontalba, erected there the present Pontalba 
buildings in 1849-50 after demolishing the buildings 
her parents had built during the Spanish Colonial 
period and during the early years of American domina- 
tion.’® 


Four blocks with parapets and ditches which surround them 
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Pitman’s map of 1770 

Plan by Carlos Trudeau (1803) showing city in 1769 



Don Bernardo de Galvez, who served as Spanish Gov- 
ernor of Louisiana from 1777 until he became Viceroy 

of Mexico in 1785, aided the American Revolution by t 

driving the British from Pensacola, Mobile, Baton 

Rouge, and Natchez; and under his successor, Don j 

Esteban Miro, Americans from the newly established 

United States were encouraged to settle in the Spanish ? 
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Extent of the fire of December 8, 1794 



Plan of 1794 showing new fortifications 


territories and many came into New Orleans. The char- 
acter of the city and its people, however, remained 
dominantly French. 

Few changes occurred In the city plan except for the 
reopening of Chartres Street between Iberville (Cus- 
tom House) and Bienville which had been closed when 
the two squares involved had been the site of a resi- 
dence for the French governor. New Orleans was still 
a rather small town according to Galvez’s census of 
1785, which indicated a total population of about 5,000 
with about 27,000 more in all of lower Louisiana. Of 
these over half were slaves, and about 1,200 were 
free Negroes.^’ 

In 1788 the old cemetery that occupied the square 
bounded by St. Peter, Toulouse, Burgundy, and Ram- 
part streets was ordered removed to a site outside the 
city walls, St. Louis Cemetery No. 1 being then estab- 
lished to replace it. The old cemetery square was later 
subdivided into lots and sold by the city.’^ New streets, 
named Custom House and Barracks, were laid out 
along the upper and lower edges of the town with 
Rampart Street in the rear. The triangular bits of land 
remaining between these new streets and the fortifi- 
cation palisade were also subdivided into lots and sold. 

In the same year, 1788, the town began to expand 
beyond the fortifications, although there were still a 
number of undeveloped squares around the fringe 
areas within the city walls. On April 24 of that year, a 
plan was drawn up by the Surveyor, Don Carlos Tru- 
deau, for the subdivision of the plantation of Don 
Beltram Gravier on the upper side of the town. This 
new suburb, located beyond the fortifications and the 
commons (which gave the name to Common Street), 
was called the Faubourg Ste, Marie.’^ The streets were 
laid out and named essentially as they are today, but 
little significant development took place in the area 
during the Spanish Colonial period. 

On Good Friday, March 21, 1788, a disastrous fire 
occurred that destroyed a large part of the old city 
and according to Governor Miro’s account: 

Eight hundred and fifty-six buildings were re- 
duced to ashes, including ail the business houses 
and principal mansions of the city ... The paro- 
chial church and presbytery the municipal 
building (Cabildo), the barracks and the armory 
. . . met the same fate. The public jail was also 
destroyed . , . (such wasj the dire fatality that had 
overcome a city, now in ruins, transformed within 


the space of five hours into an arid and fearful 
desert. 

Miro concluded his report to the King by enclosing 
a plan exhibiting the actual condition of the city. 
Unfortunately this contemporary plan has not yet been 
located in Spanish archives and a later nineteenth 
century map purporting to show the extent of the fire 
is completely inaccurate. The fire spread from Toulouse 
Street until it threatened the Ursuline convent, sparing, 
however, most of the buildings between Chartres 
Street and the river. 

After the fire of 1788 the city was rebuilt generally in 
the same French manner and with the same sort of 
combustible materials. A new parish church, destined 
to become a cathedral before its completion,’^ and 
a new presbytere or rectory were donated by Don 
Andres Almonester and designed by Gilberto Guille- 
mard in plastered brick with tile terraced roofs. On 
December 8, 1794, just about two weeks before the 
dedication of the new cathedral, a second fire began 
In a house on Royal Street between St. Louis and 
Toulouse and spread over the formerly burned area as 
far as the new church which was saved when the wind 
changed and sent the fire raging up river as far as the 
city walls.’ ^ Several contemporary maps in the Spanish 
archives accurately show the extent of this second 
conflagration. The Cabildo then adopted more stringent 
building regulations, requiring new buildings to be 
constructed of brick masonry or, if of brick between 
posts, to be covered with at least an inch of plaster. 
A new building to house the Cabildo was begun in 
1795 and completed in 1799, matching the Presbytere 
which was not finished, however, until 1813. With the 
completion of these buildings, the monumental sym- 
metry as envisioned by De Pauger in 1721 was at 
least restored to this side of the Place d’Armes. 

In 1792 during the period between the two fires the 
old French fortifications, built around the city by 
Deverges in 1760, being in ruinous condition, were 
demolished and replaced with new ones designed by 
Guillemard and consisting of five forts with connecting 
palisade curtain walls.’ ^ The levee that completed the 
enclosure of the city on the river side served also as 
a public promenade, and: 

Here was a handsome raised gravel walk, planted 
with orange trees and in the summertime served 
for a mall and in the evening was always a fashion- 
able resort for beaux and belles of the place. 
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View of New Orleans from the Marigny Plantation, 1803 



Transitional Years — 1803-1835 

After Napoleon’s rise to power in France, he en- 
visioned Louisiana as once again an overseas French 
empire and took it back from Spain. Fearing, however, 
that he might not be able to hold it against England, 
he sold the entire province to the United States. On 
November 30, 1803, the formal retrocession from Spain 
to France took place on the Plaza de Armas and 20 
days later, on December 20, the flag of the United 
States was raised over New Orleans, and, except for 
the brief Civil War period, it has since remained. 

Soon after the Americans took possession. Governor 
W. C. C. Claiborne had the fortifications removed 
and the broad, tree-lined boulevards, Canal, Rampart, 
and Esplanade, replaced them. Chartres Street was 
cut through the rope walk that had blocked Its upper 
end since 1791, and all the streets of the Vieux Carre 
were extended across the former commons to connect 
with the streets of the rapidly growing and now pre- 
dominantly American Faubourg St. Mary. In 1805 
Dorsiere Street was opened from Custom House to 
Canal, and Bernard Marigny’s plantation just beyond 
the lower fortifications was subdivided to become the 
Faubourg Marigny. In 1810 the plantation of Claude 
Tr^me beyond Rampart Street was purchased by the 
city and subdivided as the Faubourg Treme.^’ The city 
could now expand in all directions. 

The old public square, the Place d’Armes, was made a 
public park, having three rows of trees planted along 
the two sides parallel to St. Anne and St. Peter streets. 
In 1820, an iron fence was erected around the Square, 
carrying out in part the plan submitted to the City 
Council on March 20, 1819, by Benjamin Latrobe, a 
Plan of the Public Square In the city of New Orleans, 
as proposed to be improved . . . The plan also in- 
cluded a circular stone basin and fountain.^^ 

When this noted American architect first arrived in 
New Crleans in 1819 to complete the installation of the 
city’s first water system, he remarked that: 

New Orleans has at first sight a very imposing 
and handsome appearance, beyond any other city 
in the United States in which i have yet been . . . 
The public square, which is open to the river, has 
an admirable general effect, and is infinitely su- 
perior to anything in our Atlantic cities as a water 
view of the city. 

In 1816 the square above the Place d’Armes was bi- 


sected by a new street called Jefferson (now Wilkinson) 
and In 1820 after fire destroyed the old colonial ware- 
house, then being used as a naval arsenal, and the 
adjacent Conde Ballroom, a second short street named 
In honor of President Madison was cut through the 
square below the Place d’Armes.^"^ 

In May, 1816, the levee broke in front of the Macarty 
plantation (now Carrollton), and the Vieux Carre was 
Inundated from the rear,^^ as shown on F. B. Cdgen’s 
city plan published in 1829. The following September 
28 the nearly completed Crleans Ballroom In Crleans 
Street caught fire and was destroyed with the Crleans 
Theatre. The fire spread to St. Peter Street and build- 
ings on both sides of that street from Bourbon nearly 
to Royal were burned, a total of about 60 buildings, 
including the old Spanish Colonial theatre on St. Peter 
Street.^ ^ 

The City Council, In 1819, decided that Conde (Char- 
tres) Street and Hospital (Gov. Nicholls) Street should 
be extended through the properties of the Ursuline 
nuns and the adjacent barracks and hospital. The nuns 
built a new convent below the city to which they moved 
In 1824.^^ The two streets were then cut through and 
the properties in these four squares were subdivided 
into building lots and sold by the Ursulines or the 
government. The barracks were abandoned and sold 
to John McDonogh in 1821, who soon rented them 
back to the government for their original purpose.^® 
They were finally demolished when Jackson Barracks 
was completed in the 1830’s. 

During these transitional years, as New Crleans took 
on more of an American character, an unusual increase 
took place in the size of the batture as the river moved 
away from its old line in front of the Faubourg St. Mary. 
This increase extended into the upper part of the Vieux 
Carre and new land appeared beyond the line of the 
levee, a line that had heretofore been practically un- 
changed since the founding of the city. The river bank 
had always been approximately along the line of what 
is now North Peters Street. Now within a comparatively 
few years it moved out several hundred yards. 

With this Increase in the batture new commercial de- 
velopments began to take place along the river front. 
Whereas during the Colonial period the best houses in 
the town were those facing the river, now with the 
growing Importance of the port these old houses gave 
way to commercial structures. The triangular area be- 
low the Custom House between Cld and New Levee 
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Jacques Tannessee Plan of 1817 






streets (Decatur and North Peters) was subdivided by 
the city, and, after long litigation with the federal gov- 
ernment over its rights of ownership, was sold for com- 
mercial development. Clinton Street was cut through 
from Iberville to Bienville, but the sale that was first 
advertised by the city in 1824 did not actually take 
place until ten years later.^’ 

At about the same time a similar development took 
place along the waterfront below the French Markets. 
The meat market below St. Anne Street, begun in 1807, 
was destroyed by a hurricane in 1811 just after Its 
completion, being rebuilt in 1813. The construction of 
the vegetable market followed in 1823, and In 1824 the 
city cut Gallatin Street through the trapezoidal areas 
between St. Philip and Barracks streets. It was at first 
Intended to extend this new street to Esplanade 
Avenue; but the federal government requested this last 
short block as a site for a new mint building, built in 
1835, and the street was stopped at Barracks. Here 
again litigation between the city and federal authori- 
ties delayed the sale of the lots along Gallatin Street 
until 1834."° 

Commercial Development — 1835-1850 

The 1830’s saw a gradual movement of business 
towards Canal Street and the commercial and retail 
center shifted from Chartres and Royal streets to Canal 
and the American sector above. In 1831 a group of 
American (Anglo-Saxon) businessmen promoted the 
opening of a new street, Exchange Place, from Canal 
to Custom House (Iberville) as a new commercial cen- 
ter."' In 1835 a splendid new Merchants’ Exchange, 
designed by Gallier and Dakin, was built facing on both 
this new street and Royal, The same architects were 
also engaged by American promoters in 1835 to build 
the great St. Charles Hotel in the Faubourg St. Mary 
where the third hotel to bear the name still stands on 
the same site. 

To counteract this movement away from the traditional 
center of the city, the Creole leaders of the community 
in 1834 organized the “New Orleans Improvement 
Company.” They engaged the services of two recently 
arrived French architects, J. N. and J. 1. DePouilly, to 
design. In the neo-Grec style, a combined hotel and 
exchange on St. Louis Street between Royal and 
Chartres, with a connecting banking house extending 
back to Toulouse Street. As a fitting approach to the 
new building a strip of land was purchased through 
the middle of the three squares in front of the hotel 


from St. Louis to Iberville streets and a pedestrian 
way, a continuation of Exchange Place, known as Ex- 
change Passage, was cut through."^ The DePouilly 
brothers designed a uniform facade for all buildings to 
be built along this street, a design which all pur- 
chasers of lots here had to agree to follow."" This de- 
sign, like that of the hotel itself, was based on the 
design of the Rue de Rivoli in Paris. This great con- 
cept exceeded anything the Americans had yet pro- 
posed. This St. Louis Hotel burned in 1840, but was 
Immediately rebuilt and for years was the center of 
Creole life In the city. 

As Creole and American rivalries increased the very 
government of the city was torn asunder. The Ameri- 
cans felt that they were not adequately represented 
in the City Council, and in 1836 petitioned the Legis- 
lature to create a separate municipality for the upper 
district. On March 8, 1836, a bill, passed by both 
Houses of the Legislature, was approved by the Gov- 
ernor, dividing the city into three municipalities, each 
with its own council but with a single mayor. The 
Vieux Carre was included in the First Municipality 
dominated by the Creoles, with the old Cabildo as its 
City Hall, while the Faubourg St. Mary became the 
Second Municipality and the Faubourg Marigny the 
Third. A new City Hall for the Second Municipality was 
built on Lafayette Square in 1845-50 and after the three 
areas were reunited in 1852 It became the New Orleans 
City Hall. 

In 1834 a new parish prison was built in the Faubourg 
Treme and most of the old prison behind the Cabildo 
was demolished. A disconnected segment of Exchange 
Passage was laid out, using the old prison site and 
i the two parts of Orleans Street on either side of the 
Cathedral were extended straight back to Royal Street, 
leaving a small park, St. Anthony’s Garden, back of 
the church. New buildings, mostly of the red brick row 
house type, were then built on these newly developed 
properties."^ The state, in 1839, constructed a new 
arsenal facing St. Peter Street and extending back to 
Orleans Alley behind the Cabildo. These minor changes 
in the street pattern in the vicinity of the Cathedral 
were the last changes to be made within the area 
included in the original city plan. 

The Ante-Belfum Period — 1850-1862 

The decade or so prior to the Civil War was a time of 
unprecedented prosperity and growth for New Orleans, 
the like of which was not to be seen again until after 



World War If. The steamboat, which had first come to 
New Orleans In 1812, had become the chief mode of 
travel and transportation through mid-continent Amer- 
ica, and the wharves of the city were jammed with 
these picturesque vessels and the docks were loaded 
with cotton and sugar. The riverfront took on more of 
a commercial character, but the major wholesale, ware- 
house, and cotton press district spread up-river above 
Canal Street. 

r in a last desperate effort to restore vitality to the fail- 
ing heart of the Vieux Carre and to bolster the values 
j; of her extensive real estate holdings, particularly 
around the old Place d’Armes, the Baroness Micaela 
Almonester de Pontalba proposed an elaborate renova- 
tion of the properties she had inherited from her father. 
As early as 1836 she announced her intention to the 
Council of the First Municipality asking permission to 
extend her buildings out over the sidewalks along St. 
Peter and St. Ann streets *'upon the plan of the Palais 
Royal of Paris.’* The project was delayed for various 
reasons and revived In 1845. It was evidently the 
Baroness’ intention to erect arcaded facades in front 
of her old buildings that would in effect carry down 
the sides of the square the arcades her father had 
provided for the Cabildo and Presbytere. Above these 
new facades she may have intended to erect mansard 
roofs. So enthusiastically did the Council approve her 
request that it granted her a 20-year tax exemption as 
an incentive to carry out her plan, and In 1847, as part 
of this projected renaissance, added a mansard roof 
to its City Hall, the old Spanish Cabildo. To preserve 
the symmetry of the Square, the Churchwardens added 
a similar roof to the Presbytere which they had leased 
to the state as a Court House. 

When Madame de Pontalba’s final plans were com- 
pleted, the entire concept of her project had changed 
and she had decided to demolish her old buildings 
entirely and erected new row houses with cast iron 
galleries in the newest style and without mansard 
roofs. This change caused the revocation of its tax 
exemption by the Council, for it had been predicated 
on the carrying out of a specific plan. The new plan 
was executed, however, and in 1850 the Pontalba 
Buildings were completed and offered for rent. 



Plan of New Orleans and environs by A. Bronsema, 1858 


The public square was also refurbished at the same 
time; the rows of sycamore trees were cut down, a 
new cast iron fence was erected, new white shell paths 
were constructed and the square was replanted in the 
manner of a mid-nineteenth century French park. It 
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The riverfront, oa. 1860 


was given the name of Jackson Square and in 1856 
the equestrian statue of Andrew Jackson was erected 
in its center. 

While the Pontalba project was under way the Wardens 
of the St. Louis Cathedral decided to enlarge and re- 
model the old Spanish cathedral, and by the time the 
project was completed the church had been entirely 
rebuilt except for parts of the front wall.^* With the 
completion of these various projects a real though 
short lived renaissance occurred in the Vieux Carre 
with the dilapidated relics of ancient times giving 
place to substantial modern constructions. 

Perhaps the most substantial of these modern con- 
structions was the new Custom House designed by 
A. T. Wood, the cornerstone of which was laid on 
February 22, 1849. Construction was still in progress 
when the Civil War brought It to a halt and it remained 
unfinished until the 1880’s. The monumental size and 
scale of this great building reflected the importance 
and value of the Ante-Bellum commerce of the port of 
New Orleans.^® 

New commercial buildings also appeared in the batture 
area between the new Custom House and the river. 
New streets (Clay, Front and Crossman) were laid 
out, the new blocks subdivided Into lots, and new 
stores and warehouses built upon them before the 
wave of prosperity was brought to an abrupt halt by 
the war and the city’s fall in 1862. 


Civil War and Reconstruction to 1900 

With the outbreak of the Civil War, and the fall of New 
Orleans soon after, building activity came to a virtual 
halt. During the period of federal occupation an ordi- 
nance was proposed — and denounced in the local 
press — providing for the safe of the right of way for 
a railroad along the riverfront from the upper to the 
lower limit of our city . . a scheme that would 
confer upon a group of Yankee investors the control 
of our entire river trade. The execution of this scheme 
was postponed but franchises were granted for street- 
car lines and on May 6, 1866, the Levee Line began 
operation on North Peters and Decatur from Canal to 
Esplanade and beyond. By 1883 practically every street 
In the Vieux Carre parallel to the river, except Chartres, 
had streetcar lines with cross lines on Dumaine and 
Ursullnes. 


The riverfront railroad came into being when the 
Pontchartrain railroad, running since 1831 along 
Elysian Fields Avenue to the lake, was allowed to 
extend its tracks along the levee to a yard above Canal 
Street in 1867.^° This line was later taken over by the 
Louisville and Nashville Railroad which established 
its principal passenger depot at Canal Street where it 
remained until 1954. Railroads with their accompany- 
ing commercial and industrial development were en- 
couraged in every way with no thought given to the 
historic value of the old city. In 1879 the City Council, 
for $35,000, leased the land in the front of Jackson 
Square for a period of 50 years for the construction of 
a freight depot which for the first time blocked this 
vista,^’ and it remained there until the lease expired 
in 1929. Meanwhile, around the turn of the century, 
new covered sheds were built along the entire river- 
front in the Quarter and the traditional character of 
this area was effectively destroyed. 

Great sugar refineries and sugar sheds, warehouses, 
and finally the Jackson Brewery were established on 
the still increasing batture areas between St. Peter 
and Canal streets. More breweries, macaroni factories, 
and other commercial and industrial establishments 
spread throughout the Vieux Carre. Italian immigrants 
in large numbers moved into the lower parts of the 
Quarter as most of the old Creole population moved 
out along Esplanade Avenue and other areas. The old 
city was fast becoming a huge slum and it was not 
uncommon to hear leading citizens express the opinion 
that a good fire to destroy the entire area would be the 
best thing that could happen for New Orleans. Only 
the Cathedral and the courts, housed in the old Ca- 
bildo and Presbytere, and the French Opera House, 
preserved an air of respectability in the area by the end 
of the nineteenth century. The Vieux Carre, however, 
still continued to be an object of interest to visitors, 
an interest stimulated by the works of writers like 
George W. Cable and Lafcadio Hearn. Guide books to 
the city always mentioned it as a curiosity unique in 
America. It was probably this later nineteenth century 
neglect that saved so much of the Vieux Carre from 
complete destruction. Nevertheless, besides those lost 
to Industrial development, a considerable number of 
old houses were destroyed, especially in the fringe 
areas toward Esplanade and Rampart, to be replaced 
with cheap rental houses, mostly of the double shot- 
gun variety that the 1880’s and 90’s produced In such 
quantities in all parts of the city where land was cheap. 
Though at first regarded as an alien intrusion in the 
Quarter, they have been accepted with the passage 
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of time as an important element of the Vieux Carre’s 
environment. 

The Twentieth Century 

In an unsuccessful attempt to revitalize the deteriorat- 
ing French Quarter, the city in 1905 demolished an 
entire square of fine old buildings and built the Civil 
Courts Building on Royal Street. In 1916 the long 
abandoned St. Louis Hotel was demolished and in 
1919 the French Opera House burned, their sites re- 
maining vacant lumber yards or parking lots until 
recent years when the Royal Orleans Hotel and the 
Downtowner Motor Inn were built. 

In spite of apparent general indifference to the fate of 
the Vieux Carre a few promising signs favorable to 
its preservation began to appear. William Ratcliffe Irby, 
a New Orleans philanthropist, restored the deteriorated 
St. Louis Cathedral in 1918;^^ restored the old 
Seignouret-Broulatour House at 520 Royal Street as his 
own residence; restored the old Banque de la Loui- 
siana at 417 Royal as a restaurant; and gave the build- 
ing as well as the French Opera House to Tulane 
University. He gave the two houses adjoining the 
Arsenal, behind the Cabildo, and also the entire lower 
Pontalba Building to the Louisiana State Museum, 
and provided funds for cataloging the state’s French 
and Spanish Colonial records. 

In 1919, Le Petit Theatre du Vieux Carre was organized 
and in 1922 built its new theatre building, designed by 
architects Armstrong and Koch in traditional style. 
Next door at 620 St. Peter Street, Le Petit Salon re- 
stored the old David House of 1838 as its clubhouse, 
and other properties in the Quarter begun to be pur- 
chased and restored as apartments and residences. 
Artists and writers were attracted to the picturesque 
old buildings, the Arts and Crafts Club was established, 
and a new artistic and Intellectual atmosphere 
emerged. Mrs. Elizabeth Werlein, strongly supported by 
the local chapter of the American Institute of Architects, 
campaigned vigorously for an ordinance to protect 
the architectural integrity of the area. A Vieux Carre 
Advisory Commission was established and functioned 
for some years until a state constitutional amendment 
was adopted in 1936 setting up the boundaries and 
authority of the present Vieux Carre Commission. 

During the depression years of the early 1930’s some 
federally sponsored restoration projects were under- 
taken, principally in the Pontalba buildings and in the 


French Market, the old buildings of which were re- 
modelled, enlarged, and partially rebuilt. Numerous 
old structures in the area were removed leaving the 
French Market area in its present form. On Barracks 
Street a half square of buildings, including an old 
school house, was demolished a few years later to 
create the Cabrini Playground and subsequently a 
number of old buildings were replaced by the present 
St. Louis Cathedral school. In the 1930’s the Historic 
American Buildings Survey, a Works Progress Ad- 
ministration project for unemployed architects and 
draftsmen, produced a remarkable record in measured 
drawings and historical research covering many of the 
Important buildings in the Vieux Carre. 

By an ordinance in 1945 the boundaries of the Vieux 
Carre were reduced by the City Council from those es- 
tablished by the constitutional amendment of 1936 and 
many buildings in the fringe areas, particularly along 
Rampart Street, were destroyed or hopelessly muti- 
lated before this ordinance was declared unconstitu- 
tional and the affected areas returned to the jurisdiction 
of the Vieux Carre Commission. 

In the years following World War 11 Interest in the 
Vieux Carre has increased tremendously. Properties 
have been bought and restored, real estate values have 
increased enormously, nightclubs, new hotels, motels, 
and apartment houses have sprung up in all parts of 
the area — some in remodelled old structures, some on 
formerly vacant ground, and some replacing old com- 
mercial and industrial buildings. The Viqux Carre has 
become a vital and dynamic heart of New Orleans. 

Analysis of Styles 

The Vieux Carre, in its architectural character today, 
is the result of two and a half centuries of growth, re- 
flecting the influence of changing times and diverse 
nationalities. While little remains of the buildings of 
the French Colonial period, the influence of the French 
cultural background of much of the population con- 
tinued to be felt in building style and technique well 
into the nineteenth century. Much that the early French 
developed was carried on, adopted, or modified by 
subsequent Spanish and American settlers. 

French and Spanish Colonial 

Except for the old Ursuline Convent at 1114 Chartres 
Street, designed by the architect-military engineer 
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Typical building of “coiombage,” or timber framing, ca. 1722 



First Ursuline Convent, 1727-1734 
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Broutin’s design for proposed barracks in 1732 



View of New Orieans, 1765 


Ignace Francois Broutin in 1745/^ no building remains 
intact in New Orleans from the French Colonial period, 
although fragments of French Colonial structures were 
apparently incorporated into the Cabildo and Pres- 
bytere when these buildings were erected after the 
fire of 1788/^ This second convent built for the Ursu- 
line nuns is, however, a superb example of the style 
of the period of the 1730’s and 40’s following the initial 
phase when only wood was available for construction. 
The first buildings of heavy timber framing called 
“colombage,” covered on the outside with wide hori- 
zontal boards, were built on wood sills placed on the 
ground.^^ These of course soon rotted away. 

When the first brickyard was established on Bayou 
Road about 1725, brick began to be used for founda- 
tions and as a filling between the wall timbers for 
greater solidity. Walls were still covered with boards 
or plaster to keep moisture from the porous bricks, 
and, except for a brief period from about 1728 through 
1730 when Pierre Baron served as King’s engineer 
and apparently liked the picturesque effect of brick and 
timber walls, an exterior covering was always used. 
About 1730 buildings of all brick masonry construction 
began to be built and large structures, like the second 
Ursuline Convent and the barracks that once flanked 
the square, were designed In a simple but elegant Louis 
XV style. 

Roof coverings were at first strips of bark or split 
cypress shingles, but when the local brickyard began 
producing tile, this became the preferred material. 
Small flat tiles of a type still seen on a few Vieux Carre 
roofs were used on steep pitched roofs like the Ursu- 
line Convent, while a round tile was used on roofs of 
lesser pitch. The last examples of such round tile 
roofs disappeared early in the present century. 

Because of unstable soil conditions, heavy brick con- 
struction for two-story buildings was found impractical 
and such masonry buildings were generally only of 
one story. A second story of colombage, bricked be- 
tween posts, was preferred.^’ Like the earlier build- 
ings, these timber framed walls were covered with 
boards where exposed to the weather and sometimes 
plastered over where protected by galleries. In most 
houses the masonry first story was a grade level base- 
ment for storage, dining, or office use, while the 
living quarters were above, protected from dampness 
and elevated enough to enjoy whatever breezes might 
be available. Such a house is Madame John’s Legacy 
at 632 Dumaine Street, which, although built in 1788 
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1819 sketch by Benjamin H. Latrobe showing tiles, terrace 
roofs 

Sketch by Boqueta de Woiserrie 




Tiled roof cottages with tile parapets 


Bosque House, 619 Chartres Street 



for a Spanish officer, Don Manuel Lanzos, by an 
American builder named Robert Jones, exhibits the 
type of construction used for most earlier eighteenth 
century New Orleans houses. 

This French style, reflecting influences from France, 
Canada, and the West Indies, continued to be generally 
used even after the Spanish occupation of the city until 
after the great fire of 1794. Then, because of new build- 
ing laws,®^ plastered brick buildings with nearly flat tile 
terraced roofs with balustrades around them came into 
popularity. Such buildings were described by Dr. John 
Sibley, a visitor from Natchitoches in 1802: 

The Greatest Number of the Houses Particularly 
those Newly Built are flat Roofed, they first lay on 
Strong Beams, a little sloping thin plank, then 
Plalster of lime, earth, & Tar, then Brick Tile lay’d 
In Lime, over all & Rough coat of Tar Lime & 
Oyster Shells that In length of time become like 
Solid Rock never Leak a drop, a Balustrade round 
ornamented with Urns, Balls, etc. and the tops of 
the Houses are as their Back yards, the women 
wash, iron, sit to work & the Men walk on them & 
go from the top of one House to the top of another 
& visit their neighbors without having any thing 
to do with the Streets below. Many have shrubs & 
flowers growing on their houses — no wood 
shingles are used, either cement, slate or Tile. 

Benjamin Latrobe sketched roofs of this type from his 
hotel window in 1819. 

Such roofs continued to be constructed in New Orleans 
until after 1820, but it was so difficult to keep them 
from leaking that most of them eventually were covered 
over with another more steeply pitched slate roof. The 
Cabildo and the Pontalba house opposite at St. Peter 
and Chartres streets both originally had flat terrace 
roofs with balustrades; a row of cottages on Dumaine 
Street between Royal and Bourbon, of which only one 
survives, had this same type roof with balustrades of 
open-work tile. 

The house built by Bartholome Bosque in 1795, at 
what is now 617 Chartres Street, is a good example of 
the typical house of the Spanish Colonial period, and 
originally had the characteristic terrace roof.^"^ The 
patio is entered from the street by a broad carriage 
way or porte cochere. The principal staircase is located 
in an arcaded loggia at the patio end of the porte 
cochere and the patio is enclosed on two sides by two- 
story service buildings connected to the main house 
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by a cantilevered balcony. Originally the patio balcony 
had no columns, but was protected by a wide over- 
hanging roof supported by the extended and hand- 
somely formed rafter ends. 

The front balcony was originally only about three feet 
wide and its railing is one of the finest of the period, 
no doubt the work of the craftsman, Marcelino Her- 
nandez, who made the railings for the nearby Pontalba 
House and for the Cabildo. 

Most of the few surviving examples of houses of the 
Spanish Colonial period have been so changed in the 
course of time that it is only by reference to old draw- 
ings in the Notarial Archives and elsewhere that a 
clear idea of their original appearance can be obtained. 
Good examples of such early drawings are those of the 
buildings at the corner of Royal and St. Louis (now 
Tortorici’s) and at 722 Toulouse. Gilberto Guillemard’s 
original drawing (privately owned) for a one-story wing 
for the Montegut house, a wing built for one of Dr. 
Montegut’s daughters in 1796, is also important in the 
documentation of the style of this period. The quoins, 
cornice, balustrade, and window treatment are quite 
similar to details of the Pontalba house (recently re- 
built for the Little Theatre) which was undoubtedly the 
work of the same architect. 

The most important surviving structures of the Spanish 
Colonial period are of course the Cabildo and the 
Presbytere. The original cathedral was rebuilt and 
its character completely changed in 1850.^^ All three 
buildings were designed together by Guillemard after 
the fires of 1788 and 1794, although the Presbytere, 
begun first, was not completed until 1813. These three 
buildings, in their original form, illustrate the introduc- 
tion of classical forms of engaged columns and pilas- 
ters, forms that also appear on other examples of the 
period such as the Reynes house at Toulouse and 
Chartres and the original two-story part of the Glrod 
house on St. Louis Street near Chartres. 

Transitional Styles — 1803-1835 

The years following the Louisiana Purchase in 1803 
witnessed a tremendous increase in the influx of 
Americans into the former Spanish colony. The domi- 
nant character of the city during these post-colonial 
years, however, remained essentially French and the 
majority of the newcomers preferred to live outside 
the Vieux Carre, principally in the Faubourg St. Mary 
above Canal Street, an area that soon acquired the 




Tremculet-Pavie houses, Royal and St. Louis Street, 1796 

722 Toulouse Street, with original tile roof, typical small 
dormer and wood balcony of the Spanish Colonial Period 
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Detail of Ionic pilaster capital, Girod House 
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appearance of an American town.*^ 

The post-Colonial years also witnessed an increase 
in the French portion of the population as refugees 
arrived from France and the French islands in the 
West Indies, in the aftermath of revolutions in those 
areas. This helped to continue and strengthen the 
French architectural character of the Vieux Carre, but 
this was only a temporary reprieve. 

Up until about 1820 the predominant style for new 
buildings in the Vieux Carre was essentially French, 
often reflecting the newer French styles of the Na- 
poleonic period and the revolutionary geometrical pat- 
terns of diamonds, circles, ovals, etc. for ornamenting 
simple balcony railings of vertical iron bars. The only 
florid detail, sometimes retained, was the decorative 
monogram panel. Good examples of this change may 
be seen in the balconies of the Banque de la Louisiane 
(1805), now Brennan’s Restaurant; the adjacent Du- 
jarreau-Rouquette house (1808) designed by its French 
architect-owner, Godefroy Dujarreau; the balconies of 
the Pedesclaux-Lemonnier house at the corner of Royal 
and St. Peter, added to it in 1811 by the French 
architects Lacarriere Latour and Hyacinthe Laclotte; 
and the Louisiana State Bank by Benjamin Latrobe in 
1820.'*” This latter building, Latrobe's last design, also 
illustrates the bold massing of geometrical forms, es- 
sentially a simple cube with a semi-cylindrical project- 
ing bay at the rear. 

The residence of Mayor Nicholas Girod,”‘^ built in 1814 
at the corner of Chartres and St. Louis streets, and in 
all probability designed by Laclotte, is perhaps the best 
example of continuing French feeling in the architec- 
ture of the post-Colonial period. 

The majority of the houses erected during this post- 
Colonial period were of the type that has come to 
be called the ‘’Creole cottage.” Although the one-story 
cottage was not a new idea, the typical square plan 
divided into four rooms by intersecting partitions, with 
a recessed rear gallery flanked by small rooms called 
“cabinets,” seems to have come into general use 
during this period. The ceiling heights were fairly low 
so that the wide overhanging roof or separate awning- 
like projection protected the sidewalk and the front 
wall of the house from sun and rain. The fairly steep 
roofs covered with tiles or shingles, rarely with slate, 
were constructed with a straight ridge parallel to the 
street, gables at either end. Kitchen and servants’ 
quarters were In detached buildings, often of two 



GIrod House, 1814, with two story west wing dating from 1795 


Elevation of the principal salon of the Qlrod House 



La Rlonda House, 1218 Burgundy, 1810 
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Cottin House, 534 Royal, 1818 


James Hopkins House, Charles Street, 1815 


New Orleans Custom House, Benjamin H. Latrobe, architect 




Thierry House, 721 Governor Nicholls Street, 1814 


stories, in the rear. Each of the two rooms facing the 
street had one door and one window and the house 
had two chimneys, one to serve the back-to-back fire- 
places of the two front rooms and the other for the 
two rear rooms. This plan form may have been intro- 
duced by refugees from San Domingo, for houses of 
this type on that island are described in Moreau de 
St. Mary’s Parti e Francaise de Saint-Domingue. 

The entresol, a low-ceiling area above the ground floor, 
generally used for storage and services, seems to have 
become popular during this period. This raised the 
level of the balcony of the principal floor to a con- 
siderable height above the ground and produced an 
interesting proportional relationship in the facade. The 
entresol was often lighted by the fanlight transoms of 
the ground floor doorways and sometimes by separate, 
nearly square windows beneath the balcony. 

The post-Colonial years also saw an increase in the 
use of classical forms of a more delicate character 
than those that had first been used in the 1790’s. They 
generally appeared as rather narrow flat pilasters and 
delicate, richly ornamented, stucco cornices on the 
upper story of the building. Examples of this are to be 
found in the Dujarreau-Rouquette house of 1808 (413 
Royal Street), the Vincent Nolte house of 1819 (Royal 
and Toulouse) and the Gamier house, 1818 (718 St. 
Peter Street). One of the best examples, the Hopkins 
house, built in 1815 on Chartres Street, was demolished 
for the construction of the Court House about 1905. 
All these houses were essentially French in character, 
Empire in detail. 

Meanwhile, American architects and builders were in- 
troducing the American Federal style into the French 
city. In 1807 Benjamin Latrobe designed a new custom 
house using red brick from Philadelphia, white trim, 
freestone columns and green blinds. In 1811 William 
Brand built a house for J. N. Destrehan at the corner 
of Chartres and Conti with fronts of Philadelphia bricks 
in English bond and a slate roof. Latrobe’s son, Henry 
S. Latrobe, in 1816 built a house for William Kenner 
for which he specified that the windows shall be hung 
with weights in the American style. The exterior of 
the house, however, was to be plastered in the French 
manner and few other American ideas, besides the 
double-hung windows, were introduced by young 
Latrobe in the several houses he designed and built 
in New Orleans before his death in 1817. He did, how- 
ever, introduce Greek Doric columns for the portico of 
the house of Jean Baptiste Thierry (721 Gov. Nicholls 
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Street) which he did jointly with Lacarriere Latour in 
1814. 

The years from 1820 to 1835 saw a transition from an 
essentially French to an essentially American manner 
of building. Even French architect-builders, like 
Gurlie and Guillot, who had worked together in New 
Orleans since 1795, adopted the increasingly popular 
red brick. 

The “Creole cottage” type remained popular, and while 
many continued to be buiit with stuccoed walls and 
cornices and casement doors and windows, more were 
done with red brick fronts and double hung windows. 
Exposed red brick, particularly if of local origin, was 
not, however, a satisfactory material in the humid New 
Orleans climate and many of the brick houses built 
during this transitional period were later stuccoed or 
painted. 

One-story cottages were rarely provided with a car- 
riage way through the building, access to the rear 
courtyard being provided by narrow open passageways 
for pedestrians on either side, one of these passages 
being sometimes made wide enough to admit a car- 
riage. These cottages sometimes also were constructed 
as double houses, divided by a narrow covered pedes- 
trian passage through the center.*^ 

One of the most important buildings of this transitional 
period is the Le Carp'entier-Beauregard House at 1113 
Chartres Street, designed by the architect Francois 
Correjolles.*^ This house, built in 1826, had a central 
hall, and the gallery in front was changed to a classic, 
pedimented, Tuscan portico of four columns with ex- 
terior stairways extending from either side. The rear 
had a recessed porch flanked by small rooms or 
cabinets. The present rear gallery and kitchen wing 
are post-Civil War additions. The walls, instead of being 
of the increasingly popular red Philadelphia brick, were 
plastered and painted in the French manner. The front 
openings, flanking the elaborate entrance door, are 
casement doors also in the French manner with tran- 
soms divided by delicate curved muntins. Numerous 
variations of this transom design are to be found in 
the Vieux Carre in buildings of the 1820’s and 30’s. 
Heavy panelled shutters protected these casement 
doors and transoms. The windows along the sides of 
the house were of the American double hung variety 
with twelve over twelve lights. 

William Brand, a Virginian who had been in Louisiana 


since before 1805, built numerous buildings in the 
American manner. As early as 1810 he had erected a 
large two-story house for Samuel B. Davis at Canal 
and Royal streets, the two street fronts faced with 
Baltimore brick. Many houses, when built of local brick, 
were painted a red brick color, the joints “pencilled” in 
white. The cornices were generally of wood, rather 
delicately detailed with carved mouldings and den- 
tils or modillions. These cornices were often painted 
and sanded to imitate stone, joints being painted on in 
white. Unfortunately many of these fine wood cornices 
were removed in later years and replaced with heavy 
ones of brick, generally with brick parapets. This was 
partly due to the problems created by the rotting of 
the wood (the top member was often a large solid 
block of wood hollowed out on the top to serve as a 
gutter), and partly due to a desire to modernize build- 
ings in the later Greek Revival style. 

One of the best examples of American influence on 
New Orleans architecture is to be found in the Grima 
house at 820 St. Louis Street, now the Christian 
Woman’s Exchange, built by William Brand in 1831 for 
Samuel Hermann.*^* Here again the front Is of Phila- 
delphia brick laid in Flemish bond. The original front 
cornice was run in cement plaster but has since been 
replaced by a brick one. The cornice on the facade 
facing the courtyard was always of brick. The house 
has had very few other changes since it was built, but 
the red brick has been painted a gray color that has of 
course somewhat changed its original character. The 
details of the woodwork, both inside and out, are ex- 
cellent and typical of the best examples of the period. 
The windows are all of the American double-hung 
variety. The wrought iron balconies and the recessed 
rear loggias are adaptations of French ideas. 

Row houses, long popular in Baltimore and Philadel- 
phia as well as in other eastern cities, also began to 
be built in great numbers in New Orleans not only in 
the Faubourgs but in the Vieux Carre.*^ The rows 
varied in numbers of houses, from twos and threes to 
entire blocks of twelve or fourteen.^® They were gen- 
erally two or three stories In height with some four- 
story rows along Levee (Decatur) Street. These build- 
ings generally had arched openings on the ground 
floor with glazed casement doors and fanlight transoms 
with iron bars. Heavy panelled shutters protected the 
doors when the store, that generally occupied the 
ground floor, was closed. Many of these stores had 
entresols like the earlier buildings. Casement doors, 
with transoms divided by curved muntins in varied de- 



Double cottage at 1014 Dauphine Street, ca. 1825 


Le-Carpentier-Beau regard House, 113 Chartres Street, 1826 
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Front entrance to the Grime House 


signs like those of the Beauregard House, opened on 
to a continuous wrought iron balcony at the second 
floor level. Third floor windows, generally double hung, 
sometimes had wood panels beneath them extending 
down to the floor level and often had individual wrought 
iron balconies for decorative effect, for they were too 
narrow for use and frequently inaccessible. Cornices 
were of wood, brick, or cement plaster. Slate roofs with 
the ridge parallel to the street generally had two well- 
detailed dormers with brick chimneys attached to the 
brick fire walls that separated adjacent houses in the 
row. Each house was usually thirty feet or less in 
width and had three openings on the front on each 
floor. About 1830 the use of gray granite pilasters with 
simple capitals featuring a torus moulding became 


irima Hnuse (now Christian Women’s exchange j 
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popular and many buildings built with arched brick 
openings on the ground floor had the arches removed 
and replaced with square granite pilasters which gave 
more light and provided show windows for the ground 
floor shops. 

Among the best buildings of this transitional period 
were several built by Gurlie and Guillot on which they 
used an elaborate wood cornice with carved wood 
garlands running along the frieze. The house they built 
in 1832 for Dr. Joseph Adolphe Tricou, now 711 Bour- 
bon Street, is a particularly interesting example hav- 
ing this type of cornice, but the house, though incor- 
porating many of the newer American forms such as 
red brick and double hung windows, still retains the 
typical Creole porte-cochdre or carriage drive through 
the center to the courtyard. The plaster on the ground 
floor arches is probably a later addition. Other im- 
portant houses of this period, on which the same 
Gurlie and Guillot garlanded cornice and other typical 
details were used, are the house of Pierre Soul6, now 
720 St. Louis Street: the Gaily houses at the corner of 
Chartres and Toulouse; and the Vigni6 houses at Royal 
and Orleans.'" Numerous other examples exist in the 
Vieux Carre and all may be safely attributed to Gurlie 
and Guillot and dated between 1830 and 1835, These 
two architect-builders, who contributed so much to the 
character of the Vieux Carre, ceased to be active about 
this time and the style which they used so well gave 
way to the heavier forms and details of the Greek 
Revival. 

The Greek Revival— 1835-1850 

Some manifestations of the Greek Revival appeared in 
New Orleans as early as the post-Colonial period with 
the work of the Latrobes, but it was not until about 
1835 that this almost universal style took over. Even 
then, differences could be detected in the Anglo- 
American and the Creole interpretation of the style, 
the former as expressed in the works of Gallier and 
Dakin and the latter, the neo-Grec, in the works of the 
De Pouilly brothers. 

Most of the works of Gallier and Dakin for their Ameri- 
can clients have since disappeared, although a frag- 
ment of the fine residence they did for William Nott-"' 
remains behind the 1920’s facade of the Italian Union 
Hall on Esplanade Avenue, Dakin’s vigorous state 
Arsenal on St. Peter Street, built in 1839 behind the 
Cabildo,'’'^ is now part of the Louisiana State Museum. 
Two four-story stores, built in 1836'' on the upper side 



Cucullu*s Houses, Chartres Street, 1876 


Tricou House, 711 Bourbon, 1832 





Column and balcony details of one of the ''Three Sisters,” 
Rampart Street (now destroyed) 1834 

State Arsenal, St. Peter Street, 1839, James H. Dakin, Gallier 
and Dakin, architects 
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of Toulouse near Decatur, and two stores, built in 
1840^"^ at the corner of Chartres and Iberville, are 
typical of Gallier’s commercial buildings of this period, 
and, with a row of houses that he built for Paloc and 
Dufour at Burgundy and Dumaine,^^ are among the 
few examples of his work that have survived. 

Similar row houses continued to be built during this 
period, usually either two or three stories in height. 
Red brick was still the favored material for facades 
and the deep wood cornice pierced by small horizontal 
attic windows was frequently used. Continuous narrow 
wrought iron balconies occurred at the second floor 
level often using delicate diagonal and lyre patterns. 
Double hung windows were used almost exclusively 
and entrance doors, placed to one side of the facade 
of each house and opening into the stair hall, had 
simple Greek Revival casings, sometimes embellished 
with carved wood anthemions at the top and rosettes 
on the facing. In 1838 Rice and Tibbetts contracted to 
finish three three-story houses for Mrs. Louis Christian 
Miltenberger at Royal and Dumaine and in 1839 the 
Labranche buildings were built at Royal and St Peter. 
This latter row retained the arched ground floor open- 
ings for commercial occupancy and the narrow side 
passageway to the courtyard and stairway to the upper 
stories in the French manner. Both the Miltenberger 
and Labranche buildings were later considerably 
altered in character by the addition of cast iron 
galleries. 

The De Pouilly brothers designed the St Louis Hotel 
In 1835 and the facades for the buildings along Ex- 
change Passage, developed as a pedestrian approach 
to the hotel, using the buildings along the Rue de 
Rivoli in Paris as a model. The Dufilho house at 514 
Chartres Street and the Olivier house at 828 Toulouse 
were both done by DePouilly, 1837-1839. All these 
buildings were stuccoed on the exterior in the French 
manner. 

Greek Revival houses were larger in scale than those 
of earlier periods with increased celling heights, even 
in one-story cottages. Numerous buildings were con- 
structed with square granite columns or pilasters on 
the ground floor, the cap mouldings of which changed 
from the simple Greek torus to a heavier, undercut, 
hawk’s beak moulding, a form used almost entirely 
after 1840. The Pontalba buildings, first designed by 
James Gallier in 1849 and modified by Henry Howard 
and by the Baroness Pontalba herself, used these heavy 
granite columns. In the design of these sophisticated 






row houses, cast iron galleries were incorporated prob- 
ably for the first time in place of the simpler wrought 
iron balconies of earlier Greek Revival buildings/^' 
With the construction of these great houses, the use 
of cast iron galleries and freer Italianate details rapidly 
replaced the more academic classicism of the Greek 
Revival. 

The Ante-Bellum Period— 1850-1862 

The Ante-Bellum period, from 1850 until the fall of 
New Orleans in 1862 shortly after the outbreak of the 
Civil War, was generally a period of great prosperity 
and growth in New Orleans. The Vieux Carre, however, 
did not participate to a great extent in the building 
boom that accompanied this increase in the city’s 
wealth. Americans were largely responsible for most 
of the buildings of the Garden District and surrounding 
uptown areas, while many of the wealthier Creole 
families began to move away from the French Quarter 
and to build new mansions along Esplanade Avenue. 

By this time the Vieux Carre was well developed and 
new buildings could only be built where others had 
burned or been demolished. Consequently, many of 
the older ones wore remodeled, additional stories 
added, decaying wood cornices removed and replaced 
by heavy brick parapets more in keeping with the taste 
of the times. The introduction of the cast iron gallery 
during this period, however, produced the greatest 
visual effect on the area.”' Numerous Greek Revival 
houses and some earlier ones were completely 
changed in character by the addition of such galleries. 
Although most of this cast iron work with its na- 
turalistic plant forms and Rococo designs was an 
expression of Victorian romanticism, they nevertheless 
served so well the functional purposes of providing 
shade, shelter, and outdoor living space that they be- 
came immensely popular and have become recognized 
as perhaps the most distinctive feature of Now Orleans 
architecture. 

Cast iron was employed in galleries over the sidewalk, 
verandahs cantolovered from the walls of buildings, 
balconies, canopies, lintels, grilles, gates, and fences.^’*’ 
In commercial structures and shop fronts, cast iron 
columns and lintels replaced the heavier granite of 
earlier periods, and many old buildings had the smaller 
openings on the ground floor replaced with cast iron 
columns and large glass show windows. 

A few important houses were built in the Vieux Carre 


Pontalba buildings as originally designed by James Gallier, Sr. 
in 1849 

House at Royal and St. Philip — cast Iron galleries added after 
1858 



Gardette-Le Pretre House, 716 Dauphine, 1838, with cast iron 
galleries added later 
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Madame Dejan’s House, 1309 DaupMne, 1886 


Store at Royal and Ursu lines by Thomas Sully, dated 1880 



during the 1850’s, notably the Gallier house at 1132 
Royal Street and the Gauche house at 704 Esplanade. 
The former was built as his own residence in 1857 by 
the noted architect James Gallier, Jr., the architect who 
in 1859 designed the French Opera House, the most 
important building erected in New Orleans during this 
Ante-Bellum period.®’ 

The Gauche house, built in 1856, makes liberal use of 
cast iron in the balcony railings surrounding it, and in 
the canopy edge, fences, gates and courtyard fountain. 
Purer Greek Revival detail persists in the granite Doric 
entrance portico, a feature repeated on the Fisk house 
at the corner of Esplanade and Bourbon. Several other 
residences constructed during this period along 
Esplanade Avenue and Rampart Street were done in 
a similar style and the popularity of Greek Revival de- 
tail continued even after the Civil War. 

The Later Victorian Period — 1862-1900 

The years following the Civil War were marked by 
little building activity in the Vieux Carre, except for 
commercial and industrial buildings and cheaply built 
rental houses, usually of the so called “shotgun” 
variety. A few private residences were erected in the 
Esplanade Avenue vicinity, in the French Mansard style 
of the 1880’s and 90’s, a few In this same style were 
done In other parts of the Quarter and a few Mansard 
roofs were added to earlier buildings, but most are 
undistinguished when compared to others built in 
uptown areas and along Esplanade Avenue beyond 
Rampart at the same time. 

A few large commercial buildings were built on Royal 
and Dauphine streets for mercantile uses. Three of 
the best examples were the two on Royal at the corner 
of Ursulines, diagonally opposite each other, and the 
similar one at Royal and St. Anne. These three two- 
story brick structures each consisted of a series of 
segmental arches on the ground floor, supported on 
brick piers, with tall, segmental head windows on the 
upper floor, and a rounded corner with a corner 
entrance. These buildings were built between 1880 
and 1885, at least one designed by Thomas Sully.®^ 
The ground floor openings were originally closed by a 
series of glazed folding doors with Iron grilles or re- 
movable wood panels to protect the glass. These doors, 
when all folded back in the open position, gave to the 
store the effect of an open air bazaar. 


One of the most important examples of the post-Civil 


War years was the cast iron front building, designed in 
1866 by Gainer and Esterbrook for the Bank of Amer- 
ica,'^' facing Exchange Place just behind the bank’s 
earlier building facing Canal Street at the corner. The 
building was handsomely detailed in the Italianate 
manner and carried on the style of cast iron buildings 
that had begun before the war. It is perhaps a unique 
surviving example of such a well executed cast Iron 
facade and is considered to be of national importance. 

Also during the post-Civil War years the riverfront area 
from Jackson Square to Canal Street became covered 
with commercial and factory buildings, some exhibit- 
ing an unusually skillful use of brickwork. Notable ex- 
amples were the large Importers Bonded Warehouses 
along North Peters Street The castellated main build- 
ing of the Jackson Brewery dates from the 1890’$ and 
is not a particularly noteworthy example of the brewery 
style of the day. 


The most significant addition to the Vieux Carre scene 
in this late Victorian period was the proliferation of 
narrow frame cottages of the “shotgun” variety, mostly 
doubles, with an occasional “camel back” where the 
rear portion of the house was made two stories. Houses 
of this type were erected in all parts of Now Orleans 
in the 1870’$, 80’s, and 90’s wherever land could be 
bought at a low price and cheap houses could be built 
for rental purposes. Such houses replaced numerous 
earlier cottages, mostly in the fringe areas of the 
Quarter and were crowded onto narrow lots with nar- 
row walkways on either side. The fronts wore em- 
bellished with a wide variety of wooden jigsaw orna- 
ments consisting of heavy brackets to support the wide 
front overhang of the roof, door, and window trim, 
rusticated board facings and quoins, and, in later 
examples, wood turnings. All these items could be 
ordered from the catalogues of various sash factories 
such as the one published in 1880 by Roberts ^ Co., 
Proprietors of the Louisiana Steam Sash, Blind and 
Door Factory . Besides the one-story cottages, some 
period on which the same sort of jigsaw ornament was 
used. In several instances one-story buildings were 
later raised and a new ground floor story, generally a 
store, was constructed beneath it. Because of the 
great numbers of houses of these types still existing in 
New Orleans, many of them in slum areas, these Vic- 
torian cottages wore considered as undesirable, but 
this attitude has changed and those modest houses are 
now being recognized as a significant expression of a 
phase of New Orleans’ architectural development. 



Elevation by Galller and Esterbrook Dated 1866 for cast iron 
facade tor the Bank of America, 111 Exchange Place 
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Twentieth Century 

The early part of the present century saw the Vieux 
Carre at its lowest ebb in popular respect and con- 
sideration. When a new Civil Courts Building was 
needed about 1905, it was thought that the best pos- 
sible way in which to revitalize the old area would be 
to pull down as much of it as possible. This new Courts 
Building afforded an opportunity to get rid of an entire 
block of what would now be considered superb land- 
marks and replace them with the incongruous, white 
marble and white terra cotta, somewhat Beaux Arts 
style building. No consideration was given to the size, 
scale, or character of the area in which the new build- 
ing was located. In a similar way the new Monteleone 
Hotel was built in the exuberant glazed terra cotta style 
of the same period and of the scale and size of the 
newly emerging skyscrapers. 

When in 1908 a great fir© broke out along Decatur, 
between Bienville and Iberville, destroying nearly two 
squares of buildings, all were replaced in the ordinary 
commercial styles of the day, some with white glazed 
brick fronts and all with an almost deliberate disregard 
for the old character of the area. It was not until the 
new theatre building for Le Petit Theatre du Vieux 
Carr© was built on St. Peter Street oposite the Cabildo 
in 1922 that any attempt was made to design a new 
building in the character of the older structures sur- 
rounding it. 

Since the establishment of the Vieux Carre Commis- 
sion in the 1930's, control over architectural design has 
been exercised. The Commission soon adopted a 
policy that all new structures should be don© in the 
traditional “style of” the Vieux Carre. This of course 
allowed for a wide variety of interpretations and in 
some instances meritorious old buildings were allowed 
to be demolished to be replaced by new structures of 
questionable authenticity in style or detail. New build- 
ings in the contemporary idiom have been rigidly ex- 
cluded from the area so far. Policy in these design 
considerations is set by each succeeding Commission, 
responsive generally to expressed opinions of citizens 
groups and organizations, as well as to those of 
preservation and historical societies. 


Royal Orleans Hotel, 1960 



Le Petit Theatre, Armstrong and Koch, architects, 1922 
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PART III 
THE TOUT ENSEMBLE 

AND CHANGE 












Section 1. Identity: Components of 
the Tout Ensemble 


Physical Components 


PHYSICAL STRUCTURE 

The Vieux Carre is clearly definable as a district within 
the larger Central Area of New Orleans. Immediately 
contiguous to the city’s retail core on its upriver side, 
the Quarter is bordered on its other sides by long es- 
tablished residential districts and the Mississippi River. 
The width of the boundary streets (100 to 175 feet) 
physically and visually delineates the limits or edges 
of the Vieux Carre Study Area from adjoining urban 
development. The river historically, however, has been 
the Quarter’s “front door” to the world. 

The topography of the Quarter is remarkably flat. Ex- 
cept for the levee along the river, the historic district 
lies only about one foot above mean Gulf level. The 
hundred-block area lies below the high water levels 
of both the Mississippi and Lake Pontchartrain, five 
miles to the north. Were it not protected by a com- 
plex system of levees, canals, and pumping stations, 
the Vieux Carre would be subject to periodic flooding. 

The levee section between the river and the flood wall 
includes about 55 acres of the Quarter’s 258-acre total 
area. From 14 to 18 feet above the level of Decatur 
Street, the levee is the result of both alluvial action 
and man-made improvements. 

The overall physical structure of the Vieux Carre can 
be further described in terms of its major components 
— focal points, corridors of movement, landmarks, and 
character areas. Together they form an environment of 
great visual variety but one that is clearly organized 
within a simple grid pattern of streets. 

Focai points are nodes, or concentrations of a particu- 
lar group of uses, usually possessing a distinctive 
physical character. There are four major focal points 
within the Vieux Carre that play a key role in creating 
the Quarter’s vivid sense of place. 

Jackson Square is the physical and symbolic focus 
of the entire French Quarter. Few, if any, urban squares 
in the United States rival it in either architectural or 
historic importance. The St. Louis Cathedral, the Pres- 
bytere, the Cablldo, and the Pontalba Buildings front- 
ing the square are all landmarks of national signifi- 
cance. Jackson Square not only creates a setting for a 



Figure 3: 

District within the central business district 
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Figure 5: Focal points 
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Figure 7: Landmarks 



Roya/ Street, one of the major corridors of movement 
St. Louis Cathedral, a principal landmark 



group of landmark buildings, but also defines a vista 
that extends outward toward the water and the sky. 
The combination of formal, enclosed space on three 
sides and framed vista on the fourth gives the Square 
much of its uniqueness. 

From Iberville to St. Ann streets, both Royal Street and 
Bourbon Street are focal points of wide renown. Royal 
Street is the Vieux Carre’s “Main Street,” lined with 
antique stores, specialty shops, and restaurants with 
dwellings or storage above. This is the street of the 
famous wrought iron galleries, the center of daytime 
tourist trade, the picture on the postcard that comes 
to mind when one says the “French Quarter.” 

Bourbon Street, only a block lakeside of Royal, is the 
focus for a completely different group of activities. 
Night life and neon, jazz and girlie shows have given 
Bourbon Street its gaudy image, attractive alike to 
convention goers, sailors, visiting businessmen, and the 
curious generally. By day it is largely empty but the 
nightly jam of visitors on foot and in cars begins as 
A1 Hirt’s, Pete Fountain’s, the Roaring Twenties, and 
Your Father’s Mustache open for business. 

The fourth concentration of activity is Canal Street, 
New Orleans’ main shopping street, one block from 
the edge of the historic district proper. From Chartres 
to North Rampart one finds major department stories, 
other stores of all types, offices, and the related busi- 
nesses that make up the city’s retail core. Unlike the 
historic area on the other side of Iberville Street, large 
stores selling to a mass market predominate here and 
the atmosphere is clearly that of twentieth-century 
America. 

The circulation route most used by a visitor to the 
Vieux Carre Is a loop running from Canal along Bour- 
bon to St. Peter and back to Canal along Royal Street. 
Bourbon and Royal are the main corridors of pedestrian 
movement within the historic district. Decatur Street is 
another important internal pedestrian route, especially 
in the Jackson Square-French Market area, and also 
carries the heaviest vehicular traffic volume. Orleans, 
Chartres, Dauphine and St. Peter streets are other im- 
portant internal corridors of movement. The boundary 
streets — Canal, North Rampart, and Esplanade — are 
major city-wide streets. 

Landmarks are orientation points, singled out for 
reference from the array of physical features that greet 
the observer. The principal landmarks of the Vieux 
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Carre are the Monteleone and Royal Orleans hotels, 
the U. S. Mint and Custom House, the Ursulihe Convent, 
and the Jackson Square complex. Historically, St. 
Louis Cathedral has been a principal point of orienta- 
tion from within and outside the Quarter. 

While the Vieux Carre Study Area is a single, well- 
defined district, it is composed of a series of identifi- 
able subareas that have differing functional roles. 
These can be called character areas. Differing roles 
are reflected in variations in the type, scale, and archi- 
tectural characteristics of the buildings to be found 
within each of the character areas. For analytical and 
planning purposes, the historic district has been di- 
vided Into six separate character areas: the Royal 
Street-Jackson Square tourist area; the Canal Street- 
North Rampart Street commercial fringe; the upper 
Decatur Street wholesaling and industrial area; the 
French Market area; the mixed residential area; and 
the low-density residential area extending along the 
lower portions of Burgundy, Dauphine and Bourbon 
streets. 

VIEWPOINTS, VISTAS AND UNUSUAL SCENES 

While the relative flatness of the Vieux Carre offers 
little of topographic interest, it does provide the oppor- 
tunity for long, uninterrupted viewpoints and vistas. 
A viewpoint, sometimes referred to as a major pros- 
pect, provides a wide or panoramic overall view of a 
city or particular area. Such a view can be seen from 
hills, bridges, tall buildings, or across large open 
spaces or watercourses. Examples of major prospects 
offering this kind of view of the Quarter are the 
Greater New Orleans-Mississippi River Bridge, the In- 
ternational Trade Mart Tower, the roof deck of the 
Monteleone Hotel, and the ferry station and other points 
on the Algiers side of the Mississippi River. The over- 
all view of the Vieux Carre from Algiers and views 
afforded from such vantage points are of importance 
as introductory elements and sources of orientation to 
a traveler as he approaches the Quarter. 

A vista may be defined as a narrow, directed view 
ending at some important scene or buiiding. ' The best 
example of an existing vista in the Vieux Carre is the 
view of the St. Louis Cathedral from any point along 
Orleans Street. The view in the opposite direction along 
Orleans Street, towards the proposed Civic Center, will 
become another important vista as the Cultural Center 
is developed. Other vistas include the view of the U. S. 
Custom House from Clinton Street at Bienville, the 
view of the Louisiana Civil Courts Building from Ex- 



Vista of St. Louis Cathedral 



Vista of U. S. Custom House 
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Figure 9: Viewpoints and vistas 
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change Alley at Bienville, and the view of St. Augus- 
tine’s Church at 1210 Governor Nicholls Street, outside 
the Vieux Carre. 


Produce Market 



A second, more intimate type of vista, referred to as 
an unusual scene also plays a significant role in one’s 
perception of the Quarter. These scenes are concerned 
with short range, sharply defined views of limited scale, 
which offer a sufficiently attractive or Interesting view. 
Pirates Alley, the French Market, and the Produce Mar- 
ket are excellent examples of unusual scenes at a 
somewhat large scale. At a smaller scale the view of 
a courtyard as seen through a partially opened car- 
riageway gate is a type of unexpected scene that adds 
to the rich and heterogeneous visual character of the 
Vieux Carre. 

OPEN SPACES 

The most significant open space in the Vieux Carre is 
Jackson Square. Christopher Tunnard has called this 
square ‘‘the most important architectural plaza in the 
United States.” ^ Jackson Square has received na- 
tional recognition with its classification as a national 
historic monument by the National Park Service in the 
Historic American Building Survey. Other open spaces 
in the Vieux Carre include the Herb Garden at the 
Ursuline Convent, St. Anthony’s Garden at the rear of 
the St. Louis Cathedral, a small formal garden at the 
corner of North Peters and Iberville streets and the 
recently reconstructed formal garden next to the Beau- 
regard House, at the corner of Ursuline and Chartres 
streets. 

Jackson Square has added Importance because of its 
rich historic associations. Laid out as Place d’Armes in 
1721, the Square retained its military and parade 
ground function until the middle of the nineteenth 
century. 

Beauregard Square, originally called Congo Square, 
at the intersection of Orleans and North Rampart 
streets, and the St. Louis Cemetery, No. 1, at Basin 
and St. Louis, both just outside the Vieux Carre, de- 
serve to be mentioned as open spaces of historic 
importance. 

The above open spaces are the largest and most im- 
pressive ones in the Quarter, but another type of space 
is of equal importance to the tout ensemble: the interior 
courtyard. Shown in Figure 76, these courtyards take 
a variety of forms, sizes, and character. Many, such as 
the Brulatour Courtyard (520 Royal Street), Patti’s 
Court (627 Royal), the Court of the Two Sisters (615 
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and the Court of the Two Lions {708 Toulouse) 
ommercial use and open to the general public. 

like the small enclosed patios in the 1300 
f Decatur Street and a scattering of courtyards 
recently reconstructed residential properties 
urgundy Street and Chartres Street, are private 
i for the exclusive use of residents. Most of 
owever, can be seen from the street and add 
intly to the Vieux Carre’s visual richness. The 
of these private courtyards is located at 724 
yr Nicholls Street serving the restored Preval’s 
Built in 1834 as a public livery stable, it is now 
' apartments. 

□en spaces of significance in the Vieux Carre 
playground at Barracks and Burgundy streets, 
areas at the two existing elementary schools, 
grounds of the U. S. Mint and the Louisiana 
urts Building. 

G GROUPS AND FACADE COMBINATIONS 

rrelation of buildings has more significance to 
::ept of the tout ensemble than the individual 
5 themselves. The Vieux Carre possesses rela- 
?w structures of outstanding architectural 
But architectural combinations, like the Jack- 
are complex and street facades such as those 
oyal Street, create a series of strong visual 
:hat contribute greatly to the Quarter's vivid 
place. 

Square has the single, most important group- 
lldings in the Quarter. The Cabildo, Cathedral, 
sbytere form a distinctive architectural unit, 
n either side by the Pontalba Buildings. Each 
is important individually, but the most lasting 
pression of Jackson Square is that of a har- 
archltectural group. The Ursuline Convent, the 
dens, and the Beauregard House are related 
to form another Important building group. 

facades of the domestically-scaled buildings, 
1 the sidewalk, with ornate wrought iron gal- 
eate street facades within the Quarter of 
character and coherence. Rows of similar 
along narrow streets, well related to one 
ichieve their visual quality from the repetition 
and the pattern of their architectural details. 
:-long facades on Royal Street between Ursu- 
3overnor Nicholls are examples of the most 
ype of architectural combination found in the 
he row house group. Another example Is on 
Street between Royal and Cabildo Alley. The 



Figure 10; Developed open spaces 
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plane of the facade here is secondary to the three- 
dimensional interest created by the galleries and 
verandas that unify the entire block frontage. Differ- 
ences in building color and architectural detail provide 
variety without loss of continuity. 

The block facade along Decatur Street between Ursu- 
line and Governor Nicholls, built by the Ursuline nuns 
as a single unit, is an example of a row house de- 
velopment which relies on similiarity and repetition of 
architectural features for its continuity. The heavy 
frames around windows and doors, emphasizing the 
openings, and the fenestration create a sequential 
rhythm between wall surface and void, tying together 
the entire block. Here again there is enough variety 
of color and entrance design to create interest and in- 
dividual identity, but the block-long facade clearly is 
seen as a combination of buildings, each gaining from 
its relationship to its neighbor. 
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The final type of combination found in the Vieux Carre 
is that of a series of similar, detached buildings and 
open spaces. The row of unpretentious shotgun houses 
on Barracks Street between Royal and Chartres streets 
becomes much more important because of the rela- 
tionship of the houses to each other. The silhouette of 
the facade is absent in this case, so the combination 
of buildings depends entirely on a similarity of building 
type and arrangement for its visual effect. Whereas 
the row house type combination forms a street cor- 
ridor, the isolated shotguns and alleyways create a 
sequence of solids and voids. 


Figure 11: Building groups and combinations 


It is clear that public decisions concerning the design 
of an individual building in the historic district can be 
made only in the context of its architectural settings 
and its effect on the whole street facade. In several 
European cities such decisions are arrived at by the 
use of a scale model of an entire section of the city. 
Individual buildings are detachable. Such a technique 
would be highly useful to the Vieux Carre Commission 
in its administration of architectural controls. 

BUILDINGS OF ARCHITECTURAL-HISTORIC 
SIGNIFICANCE 

All buildings within the Vieux Carre Study Area were 
evaluated to determine their architectural and historic 
significance. This evaluation was completed as part 
of Tulane University School of Architecture’s Vieux 
Carre Survey. The survey was undertaken by two quali- 
fied observers and reviewed by a special committee 
as well as by the planning consultants for this study. 


Ursufine Row, 1101 Decatur 



Row of shotgun houses on Barracks Street 
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OF NATIONAL SIGNIFICANCE 


OF MAJOR SIGNIFICANCE 


OF LOCAL IMPORTANCE 


OF VALUE AS PART OF THE SCENE 


OF NO IMPORTANCE OR OBJECTIONAL 


Figure 12: Architectural-Historic significance 
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Buildings were rated either: 1) of national architectural 
or historical significance, 2) of major significance, 3) of 
local importance, 4) of value as part of the scene, or 
5) of no importance or objectionable. 

These architectural historic ratings were defined as 
follows: 

Of National Significance — These buildings are con- 
sidered to be of national importance as being meri- 
torious works of architects of national reputation; 
buildings or groups of buildings selected for in- 
clusion In the National Park Service’s Register of 
National Historic Landmarks; or unique examples 
illustrating architectural development in important 
periods of American history. Buildings in this classi- 
fication, besides being of exceptional architectural 
value, are also generally associated with Important 
national historical events. 

Of Major Significance — ^These buildings are con- 
sidered to be outstanding examples of the work of 
important architects or builders, unique or excep- 
tionally fine examples of a particular style or period, 
or Important examples of construction techniques 
substantially preserving the original fabric. Many of 
these buildings may also be associated with im- 
portant historical personages or events. 

Of Local Importance — These represent important ex- 
amples of architectural styles that make the greatest 
contribution to the overall character of the historic 
district. In many cases they illustrate progressive 
development of style and changes in taste, as in the 
addition of cast iron galleries to older structures in 
the mid and late nineteenth century. Some of these 
buildings may derive increased significance be- 
cause of historical association with persons or 
events. 

Of Value as Part of the Scene— These are the many 
buildings dating mostly from the latter years of the 
nineteenth century that, while not in themselves ex- 
amples of distinguished architecture, nevertheless 
because of their scale, materials, increasing age, and 
other features are important elements in the environ- 
mental character of the historic district. 

Of No Importance or Objectionable— These include 
buildings that are incompatible or unharmonious with 
their surrounding environments. Also included are 
additions that are incompatible with the character 


of the basic structure such as courtyard enclosures, 
sheds, and filling stations. 

Only 21.5 percent of the structures located within the 
Vieux Carre were found to lack any architectural or 
historic importance. A total of 2,211 buildings or 72 
percent were evaluated either as of local importance 
or of value as part of the scene. But less than 7 per- 
cent of the buildings were rated of national or major 
significance. 

It can be seen that the Vieux Carre is not a storehouse 
for a large number of individually significant buildings. 
As Lemann has put it, '‘Much of the charm of the Vieux 
Carre depends on a homely vernacular, buildings of, 
by, and for people . . . buildings are not to be stressed 
or assessed as individual achievements, yet each 
building is a small but infinitely valuable increment to 
a total experience.” ^ 

TABLE 1. ARCHITECTURAL-HISTORIC EVALUATION 


BUILDING RATING NUMBER OF BUILDINGS 

PERCENT 

Of National Significance 

14* 

.4 

Of Major Significance 

186 

6.0 

Of Local Importance 

1,420 

46.3 

Of Value As Part of the Scene 

791 

25.8 

Of No Importance or Objectionable 

659 

21.5 

TOTAL 

3,070 

100.0 


* Includes auxiliary structures 


Source: Tulane University Vieux Carre Survey and 
Marcou, O’Leary and Associates, 1965. 

Policy Implications: The preservation and maintenance 
of buildings having architectural and historic signifi- 
cance is, of course, critical. Buildings in the two highest 
classifications should be preserved without alterations 
except for such restorations as may be indicated after 
careful research. Preservation and restoration of in- 
teriors for these structures should also be a matter of 
public concern. Frequently important architectural ele- 
ments of buildings have disappeared through careless 
or bad alteration or through neglect. 

Because buildings rated of value as part of the scene 
are principal elements giving the Vieux Carre much of 
its environmental quality, they should be retained In 
their present form or restored to the original wherever 
possible. If removed, action should be based on care- 
ful consideration of the proposed replacement and 
the effect of the replacement on the overall scene. 



Figure 13: 

Buildings rated of national or major significance 



Cabildo, St. Louis Cathedral and Presbytere 




U. S. Mint 


U. S. Custom House 


And, it should be noted, buildings in this group will 
become increasingly important with the passage of 
time. Many may be placed in a higher classification at 
some future date. 

Locational Pattern: The great majority of buildings 
rated either of national or major significance are lo- 
cated along a two-block-wide corridor on either side 
of Royal Street running the entire length of the Vieux 
Carre. 

The single most important concentration of buildings 
is around Jackson Square. All of the buildings fronting 
the Square have been given the highest rating, of na- 
tional significance. The St. Louis Cathedral and the 
Cabildo were both originally built under Spanish rule. 
The Presbytere was completed In 1813 and the Pon- 
talba Buildings were completed in 1848. The Mint and 
Custom House (at opposite ends of Decatur Street), the 
Ursullne Convent, Madame John’s Legacy and the 
Louisiana State Bank are other buildings rated of 
national significance. 

In most of the Quarter, architectural and historic value 
stems from the large number of modest structures that 
create a total setting possessing a distinctive environ- 
mental quality. 

PAST AND PRESENT ASSOCIATIVE SITES 

The above physical components of the Vieux Carre’s 
tout ensemble contribute mainly to the visual quality 
of the environment. Another set of physical com- 
ponents that evoke mental associations when en- 
countered by the observer were Identified. These 
associations, or Images, relate both to the past and 
the present. 

Past Associations: Historic sites (including existing 
buildings) within the Vieux Carre Study Area that are 
identified with a historic event, person, or group were 
inventoried as part of the Demonstration Study. These 
specific sites include the location of a single important 
event (e.g., the site on Chartres Street where the great 
fire of 1788 started); the locus of a recurrent event or 
activity (e.g., the site of the now demolished French 
Opera House); a site associated with a major per- 
sonality (e.g., the General Beauregard House); and a 
site associated with a major group (the Orleans Ball- 
room, considered by some historians as the site of the 
Quadroon Balls). ^ 

Some sites are associated with both past and current 
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activities and events. In most cases the historic asso- 
ciations, particularly within a historic district such as 
the Vieux Carre, are of primary importance. However, 
the route of the Mardi Gras parade along Royal and 
Orleans streets probably has as much contemporary 
significance as it has relevance to the past. 


Present Associations: As Jacobs and Jones define 
them, sites having present associations are the re- 
minders that connect us to the world of today and our 
own total environment. ^ Chief among present asso- 
ciative sites are those concerned with social activities, 
identified either with a recurring event or activity, or 
with a major group. Pirates’ Alley with its annual out- 
door art show is an example of a recurring event, 
while churches In the Quarter are buildings associated 
with particular groups. 

Functional Components 

LAND USE 

The Vieux Carre contains a wide diversity of activities. 
Though residential uses predominate, a multiplicity of 
land uses exists within the 258.5-acre study area, (see 
map) * Residential uses are concentrated in the north- 
ern section of the Quarter, roughly bounded by St 
Peter, North Rampart, Esplanade and Chartres streets. 
There are additional scatterings of residential uses 
along upper Decatur Street and in some squares along 
Bourbon and Royal streets. These residential uses are 
almost exclusively confined to upper floors, frequently 
combined with retail functions on the ground floor. The 
pattern of vertically mixed uses has been historically 
an Important characteristic of the functional organiza- 
tion of the Vieux Carre. Residential land uses occupy 
75.7 acres and mixed residential-commercial another 
15.1 acres of the study area. 

Commercial land uses occupy 19.9 acres, or 7.7 per- 
cent of the total study area. The tier of blocks fronting 
Canal Street contains 8.9 acres of this amount. Com- 
mercial uses are found in five significantly different 
sections within the study area. (Sketch map.) Intensive 
retail and office activities occur along Canal Street 
(Area A), the city’s major shopping street, while auto- 
mobile sales and services and other automotlve-ori- 
ented uses are located along North Rampart Street 
(Area B). Tourist-oriented uses — shops, bars and res- 
taurants — are centered along Chartres, Royal, and 
Bourbon streets, from Iberville to Orleans Street, and 
in the Jackson Square area (Area C). Secondary com- 
mercial functions, especially produce and dry goods, 
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Figure 15: Retail sub-areas 
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RESIDENTIAL 


INDUSTRIAL/WAREHOUSING 
AND WHOLESALE/UTILITIES 





are located along the entire length of Decatur Street 
(Area D), with the largest concentration occurring in 
the French Market area at Dumaine and Decatur streets. 
Neighborhood shopping and services are scattered 
throughout the residential portions of the Quarter, 








Industrial uses (8.5 acres); storage, warehousing and 
wholesaling activities (12.1 acres); and other mixed 
uses (9.8 acres), all told, occupy about 12 percent of 
the study area. For the most part, these uses are lo- 
cated in an area bounded by Canal, Chartres, Es- 

TABLE 2. PREDOMINANT LAND USE, VIEUX CARRE STUDY AREA, 1965 





CANAL STREET 

TIER 

REST OF QUARTER 

ALL VIEUX CARRE 

planade, and the Mississippi River. Isolated Industrial 
and warehousing activities also occur along North 
Rampart, Burgundy, and Dauphine streets. 

Public and quasi-public uses, including churches and 
schools, are dispersed throughout the tourist-commer- 
cial area and the residential area, with a major con- 
centration around Jackson Square. 

Parking, which accounts for 11.9 acres, or only 4.6 
percent of the Quarter, is almost exclusively restricted 
to an area bounded by Iberville, Burgundy, St. Louis, 
and Decatur streets and is interspersed with commer- 
cial and wholesaling-warehousing functions. 

LAND USE 

ACRES 

PERCENT 

ACRES 

PERCENT 

ACRES 

PERCENT 

Residential 

Commercial 

Mixed Residential-Commercial 

Other Mixed Uses 

Industrial 

Storage, Warehousing and Wholesaling 
Dock Facilities and Railroads 

Public and Quasi-Public 

Parking 

Vacant 

Streets 

6.6 

1.5 

.8 

.4 

.4 

4.1 

2.2 
2.0 

.7 

4.1 

28.9 

6.5 

3.6 

1.8 

1.8 

17.9 

9.8 

8.8 

3.0 

17.9 

75.7 

13.3 

13.6 

9.0 

8.1 

11.7 
29.6 

19.3 
9.9 

15.1 

30.4 

32.2 

5.7 

5.8 

3.8 

3.4 

4.9 

12.6 

8.2 

4.2 

6.4 

12.8 

75.7 

19.9 

15.1 

9.8 

8.5 

12.1 

33.7 

21.5 

11.9 

15.8 

34.5 

29.4 

7.7 

5.8 

3.8 

3.3 
4.6 

13.1 

8.3 
4.6 
6.0 

13.4 

TOTAL 

22.8 

100.0 

235.7 

100.0 

258.5 

100.0 

Dock facilities and railroads, 33.7 acres, occupy the 
riverfront, and when combined with the 34.5 acres 

Source; Marcou, O’Leary and Associates. 







used for streets, account for 26.5 percent of the total 
area of the study area. 








The distribution of major land uses, as inventoried 
through a field survey in 1965, is shown in the map, 
Predominant Land Use, and summarized in the accom- 

TABLE 3. GROUND FLOOR LAND USE, 

VIEUX CARRE STUDY AREA, 

1965 




panying table. 


CANAL STREET 

TIER 

REST OF QUARTER 
HISTORICAL DISTRICT 
PROPER 

ALL STUDY AREA 


LAND USE 

ACRES 

PERCENT 

ACRES 

PERCENT 

ACRES 

PERCENT 

In the analysis of existing land use In the VIeux Carre 
Study Area, predominant use and ground floor uses 
were inventoried separately. Table 3 shows the amount 
of ground floor area in various land uses within the 
Vieux Carre Study Area. 

A comparison of Tables 2 and 3 reveals sharp differ- 
ences in the pattern of commercial use— 19.9 acres as 
a predominant use, but 42,8 acres as a ground floor 
use. This difference can be accounted for mainly in 
the concentration of commercial uses on the ground 

Residential 

Commercial 

Industrial 

Storage, Warehousing and Wholesaling 
Dock Facilities and Railroads 

Public and Quasi-Public 

Parking 

Vacant 

Streets 

8.9 

.4 

.4 

4.1 

2.2 
2.0 

.7 

4.1 

39.1 

1.8 

1.8 

17.9 

9.7 

8.8 

3.0 

17.9 

75.7 
33.9 
10.1 

11.7 
29.6 

19.3 
9.9 

15.1 

30.4 

32.2 

14.4 

4.3 

4.9 

12.6 

8.2 

4.2 

6.4 

12.8 

75.7 

42.8 

10.5 
12.1 

33.7 

21.5 

11.9 

15.8 

34.5 

29.4 
16.6 

4.0 
4.6 

13.1 

8.3 

4.6 

6.0 

13.4 

TOTAL 

22.8 

100.0 

235.7 

100.0 

258.5 

100.0 

Source: Marcou, O’Leary and Associates. 








floor of mixed use structures. 
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SPACE USE 

The use of floor space within the buildings of the study 
area for other than residential purposes was analyzed 
separately. Wholesaling and warehousing uses consti- 
tute the single largest type of space use, accounting 
for 24 percent of all nonresidential floor space, or about 
1.9 million square feet. Retail uses occupy 22.6 percent 
and office functions, 13.7 percent. The only other ac- 
tivity to use over 10 percent of the nonresidential floor 
space is the hotel-motel category, which occupies 12.8 
percent. Nonresidential space use is summarized in 
Appendix B. 

In all there are 7,922,500 square feet of nonresidential 
floor space in the Vteux Carre Study Area. About 6 
percent, or 463,000 square feet, is vacant. The Canal 
Street tier of blocks accounts for 2,007,200 square foot 
of the overall nonresidential floor space total, or 25.3 
percent. 


Section 2. Parameters of Change 


The parameters of change discussed here include: 
1) physical change (structural deterioration, new con- 
struction, rehabilitation, land use trends), 2) social 
change, 3) economic trends, and 4) trends in traffic 
and parking conditions within the Quarter. Those con- 
stitute the principal dynamic forces to be dealt with in 
the preservation planning process. 

Physical Change 

STRUCTURAL DETERIORATION 

An exterior building condition survey of all structures 
in the VIeux Carre Study Area was conducted in March, 
1965. Buildings were rated either: 1) sound. 2) minor 
repairs required, 3) major repairs required, or 4) dilapi- 
dated (or structurally substandard). 

Each component of a building was examined in deter- 
mining the condition rating. Types of defects examined 
in the building inspection included such factors as 
weather tightness, extent of disrepair, hazards to 
safety, and inadequate or makeshift construction. 

Components Surveyed: Three groups of building com- 
ponents were surveyed: 

Primary Structural— the basic elements of any build- 
ing: foundation and exterior walls; roof and roof 


slrijcturo. 

Si)Con(kuy Structutiil ■■ components gen- 

erally added to the primary ^artictufal components: 
porches and ntvpn. winduwti and window units, doors 
and door units, ilownspeiifs and gutters, and chim- 
neys. 

Ol/'itif -these include iltufis id maintenance, such as 
oxkiriof piiint, that are important safeguards against 
the deteriufatiivi ef stnictyral ctimporumts. 

Types of Oefocti: The criteria for evaluating defects 
incliidird thi.i rekitive im|Jorfance of the building com- 
ponent iifftHdtHi, tfii^ ileqrtn^ of Hiweriiy of defects or 
failures fourul m vdv.h of ihii compomints, and the sig- 
nificance of dehni lU! the ri^ffiainder of the building. 

Defects clasnifievl aceordam to diHiree of severity 
as follt'avs' 

SiH]ht De/tiofs are ihon»» whudi normally cor- 
rectet! fhroiiqh r*n|iilar maintfeiancH. 

Minor Dotoctr* are that arr« relatively easy to 

correct, have lifllt' e? ee tdfet;! ofi the ftimainder of 
the buildintp tiut are noimal maintenance. 

Miijtn ‘iiUj^tantia! work and expense 

to currtH':! and havn a ‘eomfeoint idftHd on the 
tniildinq. Cerf«n,!i'i.jn s,if tiefeias may require 

comfiltde repl4«.em«in! id a i»H;:undary structural 
ctmifionent. ur parfial r#<plaieurieut of a primary 
component. 

Cnticn! IMootn ao^ limi!*ef f^.i pomary structural 
comptments, A raifural defee! involve?! failure or 
irntferne d«a*^f e aalion or inaif^^iiuacy of the com- 
piinent to suefi a lh.il a adversely affects all 

or a large par! of a buihlmg 

Building Condition Rating*: f rom the helij survey each 
buildifiu was given a condition rafing determined by 
type and tnimlnn uf d^feets foyruj m the vanau?! com- 
ponents examined In thf* *sv,ilya!if m fhton major de- 
fect?. wiui! fn:|uiv4l*»n! hi sjn»< critical defect. 

Tfm liuildifuj condifion rafing*; iftdmmj a?i follows: 

Condition Ratings Dtfinid 

CofHiiiion fhifitio tfiHf iifuf Nimtmr ot 

Sauful I than three minor 
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TABLE 4. BUILDING CONDITIONS, VIEUX CARRE 
STUDY AREA, 1965 


CONDITION NO. OF BUILDINGS 

PERCENT 

Standard 2,410 


78.5 

Sound 

902 

29.4 

Minor Repairs Required 

1,508 

49.1 

Substandard 660 


21.5 

Major Repairs Required 

573 

18.7 

Dilapidated (or Structurally 



Substandard) 

87 

2.8 

TOTAL 

3,070 

100. 

Source: Marcou, O’Leary and Associates, Field Survey, 
March, 1965. 


Minor Repairs Required Three or more minor 

defects, but less than two 
major defects 

Major Repairs Required Two or more major defects, 
but less than two critical 
defects 

Dilapidated (or Struc- Two or more critical defects 
turally Substandard) 

Summary of Existing Conditions: There Is a total of 
3,070 buildings within the Vieux Carre Study Area. Of 
the total, 78 percent were found to be in standard 
condition, that is, sound or requiring only minor re- 
pairs. However, nearly 22 percent, or 660 structures, 
were classified as substandard (requiring major re- 
pairs or dilapidated). From the field survey, 87 build- 
ings were identified as being so extensively deterio- 
rated or structurally deficient as to be classified as 
dilapidated. This group included two buildings dam- 
aged by storms and 43 of inadequate original con- 
struction. 

Defects by Components: The following table indicates 
the severity of defects in existing structures by type of 
building component.^ 


TABLE 5. BUILDING DEFECTS BY COMPONENTS, VIEUX CARRE STUDY AREA, 1965 


TYPE OF COMPONENT 





nPE OF DEFECT 






NONE OR SLIGHT 

MINOR 


MAJOR 


CRITICAL 


NOT OBSERVED 


NO. OF 
BLDGS. 

PERCENT 

OF BLDGS. 
OBSERVED 

NO. OF 

BLDGS. 

PERCENT 

OF BLDGS. 
OBSERVED 

NO. OF 

BLDGS. 

PERCENT 

OF BLDGS. 
OBSERVED 

NO. OF 

BLDGS. 

PERCENT 

OF BLDGS. 
OBSERVED 

NO. OF 
BLDGS. 

PERCENT 

OF TOTAL 

BLDGS. 

Primary Structural 

Walls 

834 

28.7 

1,131 

38.9 

827 

28.5 

112 

3.9 

166 

5.4 

Foundations 

844 

34.2 

1,247 

50.6 

346 

14.0 

28 

1.1 

605 

19.7 

Roofs 

765 

44.1 

669 

38.6 

285 

16.3 

17 

1.0 

1,334 

43.4 

Secondary Structural 

Windows 

1,273 

43.7 

1,048 

36.0 

586 

20.3 

— 

— 

163 

5.3 

Doors 

1,485 

51.5 

1,010 

35.0 

391 

13.5 

— 

— 

184 

5.9 

Verandas 

522 

41.0 

405 

31.9 

345 

27.1 

— 

— 

1,798 

58.6 

Stairs 

1,521 

51.5 

1,066 

36.2 

362 

12.3 

— 

— 

121 

3.9 

Gutters 

1,419 

50.0 

1,014 

35.6 

409 

14.4 

— 

— 

228 

7.4 

Other 

Paint 

1,433 

49.2 

1,472 

50.8 

— 

. — 

— 

— 

165 

5.3 


Source: Marcou, O’Leary and Associates. 
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It can be seen from the preceding table that 374 or 
about 15 percent of the buildings surveyed in the 
Quarter suffer from major or critical damage to their 
foundations. The condition is attributable, in part, to 
the lack of sound footings. It is probable that some of 
the buildings not observed in the field survey may also 
have serious foundation defects. Another Index of the 
problem of settling is the large number of structures 
with major and critical defects in exterior walls. Over 
32 percent (939 buildings) of those surveyed evidenced 
such defects. 

The chief conclusion that can be drawn from analysis 
of defects to secondary structural components is the 
pressing need for improved building maintenance 
standards within the historic district. In a number of 
cases owners are attempting to circumvent historic 
district controls blatantly through what is aptly termed 
“demolition by neglect.” The existence of widespread 
building defects in the Quarter presents a cause for 
serious concern. 

Pattern of Deterioration: The throe accompanying 
maps illustrate the pattern of structural deterioration 
now existing in the VIeux Carre. The map entitled 
Sound or Requiring Only Minor Repairs locates the 
2,410 buildings in standard condition. Buildings in this 
category arc distributed over the entire Vioux Carre 
with distinct concentrations occurring in the Royal and 
Canal Street commercial areas and in the newly re- 
habilitated residential areas downriver of St. Ann Street. 

Groupings of buildings requiring major repairs occur 
in the wholesaling-warehousing areas along Decatur 
Street and in the mixed use residential areas along 
Burgundy Street, These areas are now in the process 
of change, both in character and condition, as private 
rehabilitation efforts gradually increase in these sec- 
tions of the Vieux Carre. 

There is no clear pattern in the distribution of dilapi- 
dated (or structurally substandard) buildings with the 
exception of a two-block frontage along lower (down- 
town end) Decatur Street, A number of these buildings, 
including four units of the Ursuline Row, are now in 
the process of being privately rehabilitated, and with 
the exception of a small number of residences along 
Burgundy Street, most of the structures in this category 
are of little architectural or historic importance and 
are functionally obsolescent. 

On the whole, the strong market pressures operating 
in the Vieux Carre are effectively stimulating private 
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Figure 20: Buildings requiring major repairs 



Figure 21: Buildings rated dilapidated 


Figure 19: 

Buildings either sound or requiring minor repairs 
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Royal Orleans Hotel, St. Louis Street 

Downtowner Motor Inn, Bourbon Street 




Bourbon Orleans, new construction (left) and Orleans Ball- 
room, a restoration 

Place de Armes, an example of new construction and restora- 
tion 



rehabilitation efforts. In those portions of the Quarter 
where private rehabilitation is active the general con- 
dition of structures is being progressively improved. 
However, efforts to date have been concentrated in 
areas where brick construction predominates, leaving 
several pockets of deteriorating structures. The quality 
of private rehabilitation, in many cases, should be also 
a matter of continuing concern. 

NEW CONSTRUCTION AND REHABILITATION 

Trends In the pattern of new construction within the 
VIeux Carre illustrate the serious growth problem con- 
fronting the historic district. In brief, the largest type 
of new construction, both in size and number has been 
in hotel-motel development, reflecting accelerated com- 
mercial, convention, and tourist growth. Recent addi- 
tions include the Royal Orleans, Downtowner, Bour- 
bon-Orleans, Provincial, and Vieux Carre Motor Lodge. 
Other hotel-motel facilities are planned or under con- 
struction. Commercial construction, though scarce in 
the last 20 years, is increasing within the Quarter. At 
the same time, new large-scale parking facilities have 
been constructed as part of the Central Area’s overall 
business expansion. Four large parking structures have 
been built in the past ten years. Commercial pressures 
have been concentrated within the Quarter’s Royal 
Street-Bourbon Street tourist area, but future activity 
can also be expected in the Riverfront Area adjoining 
the International Trade Mart. 

New construction is already creating serious disrup- 
tions to the historic district. Though a number of new 
structures have been built on vacant lots, others have 
replaced older buildings of architectural-historic im- 
portance. The vacant lots are being quickly used up, 
an Indication that development pressure on existing 
structures will increase sharply in the near future. Com- 
mercial building to accommodate the Vieux Carre’s 
growing tourist attraction thus threatens to erode the 
very authenticity of the Quarter that constitutes its 
essential tourist appeal. 


Rehabilitation and restoration work in the past 20 years 
within the Vieux Carre has centered on residential 
properties. Important residential rehabilitation projects 
have Included Le Richelieu Square and a row house 
group In the 1100 block of Royal Street. Developers 
have concentrated their efforts mainly on the rehabili- 
tation of brick structures. But the stockpile of re- 
habllitable brick buildings is rapidly being diminished 
and will be largely depleted by 1970. Therefore, exist- 
ing and projected market demands for in-town housing 
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represent another kind of growth pressure that must be 
channelled to prevent the erosion of the tout ensemble, 

RECENT DEVELOPMENT CONTIGUOUS TO THE 
VIEUX CARRE 

Two major developments in areas contiguous to the 
Vieux Carre are significant factors for future change 
within the Vieux Carre. The more Important of the two 
is the International Trade Mart area at the foot of Canal 
Street. Although the facility has not been fully com- 
pleted, its effect and influence is already being demon- 
strated in various proposals for “air rights” develop- 
ment projects for the area upriver of Canal Street. The 
potential impact of this facility is also shown by recent 
proposals for redevelopment of the 300 and 500 blocks 
of Canal Street, and will undoubtedly extend in the 
future to the area between North Peters and the river 
within the Vieux Carre. 

The second development is the proposed cultural 
center at Beauregard Square (the intersection of Ram- 
part and Orleans streets). The proposal will provide 
for the construction of 13 new buildings. The existing 
Municipal Auditorium will be retained and seven park- 
ing structures with space for nearly 2,000 cars will be 
built. 

The cultural center will critically influence the five- 
block area within the historic district fronting on Ram- 
part Street, between Toulouse and St, Philip streets. 
In addition, the type of treatment for Orleans Street 
will be influenced greatly by what happens at the lake- 
side end of its historically important axis. 

Three additional areas require notice as areas of change 
the lakeside of North F^ampart Street and the down- 
river side of Esplanade Avenue. A recent study com- 
pleted as part of the city’s Community Renewal Pro- 
gram '' has placed the “Esplanade Ridge,” defined 
as a// properties fronting upon Esplanade Avenue 
throughout its entire length. '' in the highest category 
of historic areas worthy of preservation in the city. 
Also in this category (which includes the Vieux Carre 
and the Garden District) is Bayou St, John, the area 
fronting along North Rampart Street from St, Ann to 
Esplanade. 

Faubourg Marigny, which extends from Esplanade to 
Elysian Fields Avenue, between North Rampart and 
the river (excludina those orooorties which front on 
Esplanade and Elysian Fields avenues), and Faubourg 
Treme, bounded by North Rampart, St. Ann, Claiborne 
and Esplanade (excluding those buildings fronting on 
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Figure 22: Proposed cultural center plan 



Figure 23: 

Other areas of architectural-historic significance 
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Figure 24: 

Streets studied for changes in land use 


Esplanade) have been placed in the second highest 
category, and are considered as being only slightly 
less important than the Esplanade Ridge. 

Rehabilitation and some new construction activity has 
begun in the areas lakeside of North Rampart Street 
and downriver of Esplanade. Many of the fine homes 
are currently being restored and incompatible uses 
being removed. As this trend continues, these areas 
will become valuable adjuncts of the Vieux Carre by 
helping to relieve some of the existing pressures for 
medium priced housing and by upgrading two of the 
boundaries of the Quarter. As recommended by Lemann 
in his report these areas should be protected by the 
city as areas of architectural-historic importance. 

LAND USE TRENDS 

The overall land use pattern in the Quarter has been 
changed by a number of developments since the end 
of World War II. New hotels and parking structures 
have changed land use in the tourist area. The in- 
crease in apartment density and decreased dwelling 
size has altered the land use characteristics of both 
residential areas. 

The Royal Orleans utilized a long vacant site for its 
construction. The Bourbon Orleans replaced a school; 
the Downtowner, a parking lot; Solari’s Garage, a com- 
mercial structure; and the proposed hotel in the 300 
block of Bourbon, a vacant lot, which in turn replaced, 
in part, a brewery. The Whitney Branch Bank and the 
rear section of the Monteleone Parking Garage re- 
placed several outmoded structures. A good number 
of the rehabilitation-restoration projects in the tourist 
areas have resulted in changes in commercial uses. 

The increasing intensity of uses within the Quarter is 
illustrated by a survey made during November of 
1965. Five major commercial streets were selected for 
study. Existing commercial uses on the ground floor 
were cross checked for changes during the ten-year 
period 1956-1965. All commercial uses that were listed 
in the 1956 Polk Directory were itemized for a seven- 
block strip on Rampart, Bourbon, Royal, Chartres, and 
Decatur streets, from Canal to Orleans Street. The 
area covered by this survey includes the most Im- 
portant commercial concentrations within the Vieux 
Carre. After each commercial use existing in 1956 was 
listed, it was compared to existing land use data and 
subsequently field checked where necessary. 

A total of 463 commercial establishments were located 
in 1965 on the ground floor along the five streets 


studied. Analysis indicates that 153 use changes oc- 
curred during the ten-year period, both changes from 
commercial use and changes within the commercial 
category. 

Rampart Street has shown the greatest amount of 
recent change due mainly to the expansion of auto- 
motive sales and service facilities. Almost all of the 
changes on Bourbon Street have resulted from the 
frequent turnover of bars and cabarets. On Royal 
Street, as tourist trade increased in the late 1950’s and 
property values started climbing, many tourist-oriented 
businesses (gift shops, tea rooms, etc.) began re- 
placing the small, low-rent paying shops which had 
previously occupied much of the area. Quality busi- 
nesses like Brennan’s, the Andrew Jackson Restaurant, 
the Four Seasons Pastry Shop, and several antique 
stores opened on Royal Street during the period. 
Chartres Street also has seen considerable recent 
change. Many long-time Royal Street shops, as well as 
a number of new higher quality stores, are currently 
relocating to Chartres Street. Up to now Decatur Street 
has had the least change. With the construction of the 
International Trade Mart, rehabilitation activity has now 
begun in this portion of the Quarter as well. 

Social Change 

The Vieux Carre has had the reputation for many years 
of being a special kind of area with a highly hetero- 
genous population. The Quarter’s distinctive architec- 
ture, its proximity to the city’s business district, its 
varied employment opportunities, and its relatively 
inexpensive housing have historically helped to make 
it the home of a diverse and interesting population. 
The recent rise in tourism in the Quarter, related in- 
creases in tourist-oriented business activity, and 
growing demands for Vieux Carre housing by higher 
income groups have increased property values greatly. 

The present population of the Vieux Carre is a com- 
bination of old and new residents. The character of this 
population, however, is changing. The trend is to 
affluent, young, unmarried, predominantly white per- 
sons working in professional, proprietary, and clerical 
jobs. As recently as 1960 the population was charac- 
terized by less affluent, older residents, many of whom 
were married and raising families. These residents, 
over 20 percent of whom were Negro, were much more 
likely to be employed in non-skilled jobs. The hetero- 
geneity of the Quarter’s population has continually 
lessened as the trend toward smaller, higher priced 
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housing has made it difficult for lower income people 
to afford Vieux Carre living. 


Population: The Vieux Carre Study Area experienced 
a population decrease of about 2,000 persons between 
1950 and 1960. This decrease is attributable to in- 
creased commercial development which characterized 
this period. The Quarter’s 1965 population of 8,800, 
approximately 300 persons above the 1960 figure, re- 
flects a reversal of this trend. Most recent residential 
rehabilitation has resulted in an increase in dwelling 
units which accounts for much of the population 
growth. 

Race; During the 1950-1960 decade, the proportion of 
nonwhites in the Vieux Carre decreased by nearly 20 
percent from the 1960 level of approximately 2,200 
persons. The number of nonwhites as a proportion of 
the total population remained constant at about 20 
percent during the docado. However, the 1966 non- 
white population of 860 refUnUs a decrease of over 50 
percent from the 1960 figure and comprises only 10 
percent of the total population. This significant decline 
is the result of recent rehabilitation activity that has 
decreased the number of largo dwelling units and in- 
creased average rentals. 

Age: The most notable change in ago characteristics 
since 1960 has been the increase in single persons 
and young married couples in the 18-29 ago group. 
They comprised nearly 30 percent of the Vieux Carro 
population in 1965, a significant increase over the 
1960 figure of slightly less than 20 percent. In contrast, 
the proportion of persons in the under 18 and 30-49 
age groups decreased to 1965 levels of approximately 
10 and 25 percent from 1960 levels of approximately 
15 and 35 percent respectively. This decline represents 
the out-migration of families with children. The pro- 
portion of persons in the 50-64 age group has remained 
relatively stable at around 20 percent since 1960. The 
proportion of persons 65 and over has increased 
slightly to a 1965 level of nearly 15 percent. This ago 
group includes many people who have maintained 
residences in tho Quarter for decades. 

Marital Status: Tho proportion of single persons (14 
years old or over) living in the Vieux Carre has risen 
markedly since 1950. A dramatic increase of nearly 
1,200 single persons between 1960 and 1965 raised 
the 1965 proportion to nearly 50 percont. The recent 
increase in small apartment unit construction has ac- 
commodated many of those nowcomers. 


TABLE 6. SOCIAL CHARACTERISTICS OF THE VIEUX CARRE 

CATEGORY 

1950 

% 

1960 

% 

1965 

% 

Total Population 

10,556 

100.0 

8,507 

100.0 

8,775 

100.0 

Race 







White 

8,333 

78.9 

6,730 

79.1 

7,915 

90.2 

Nonwhite 

2,223 

21.1 

1,777 

20.9 

860 

9.8 

Age 







0-17 

1,573 

14.9 

1,136 

13.3 

994 

11.3 

18-29 

2,240 

21.2 

1,511 

17.8 

2,568 

29.3 

30-49 

3,798 

36.0 

2,893 

34.0 

2,365 

27.0 

50-64 

1,883 

17.8 

1,896 

22.3 

1,677 

19.1 

65 & over 

1,062 

10.1 

1,071 

12.6 

1,171 

13.3 

Marital Status (persons 14 or over) 







Single 

2,736 

29.5 

2,863 

37.6 

4,023 

50.6 

Married 

4,892 

52.6 

3,230 

42.5 

3,061 

38.5 

Widowed or Divorced 

1,662 

17.9 

1,511 

19.9 

866 

10.9 

Occupation 







Professional 

794 

15.7 

972 

24.1 

1,902 

35.0 

Managers, Proprietors, Clerical, Sales 
Craftsmen, Operatives, Household 

1,974 

39.2 

1,527 

37.8 

2,388 

44.0 

Workers, Laborers 

2,271 

45.1 

1,539 

38.1 

1,142 

21.0 


Household Income 


Below $1,999 
$2,000-5,999 
$6,000-9,999 
$10,000 or more 

2,201 

1,543 

193 

87 

54.7 

38.3 

4.8 

2.2 

1,686 

2,063 

554 

356 

36.2 

44.3 
11.9 

7.6 

824 

1,968 

1,358 

698 

17.0 
40.6 

28.0 
14.4 

Household Tenure 

Owner 

478 

11.9 

271 

5.8 

858 

17.7 

Renter 

3,546 

88.1 

4,388 

94.2 

3,990 

82.3 

Total 

4,024 

100.0 

4,659 

100.0 

4,848 

100.0 


Source: 1950 and 1960 data were obtained from the U, S. Census of Population and Housing. 1965 data were de- 
rived from Information collected in a 1965 interview survey of 300 Vieux Carre households conducted for the Vieux 
Carre Demonstration Study by the Department of Sociology of Tulane University. 
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Occupation: In concert with the other population 
changes, the number of people employed in the pro- 
fessions nearly doubled between 1960 and 1965. The 
number of managers, proprietors, and clerks residing in 
the Vieux Carre also increased. This growth partially 
reflects the increased number of small business estab- 
lishments In the Quarter. The employment increase in 
these two categories totaled approximately 1,800 em- 
ployees for the 1960 and 1965 period. 

Household Income: Household income has risen 
sharply since 1950, from a median income of about 
$1,800 to a 1965 level of $5,200. The number of house- 
holds with incomes below $2,000 decreased from ap- 
proximately 2,200 to 825 during the 1950-1965 period, 
while households with Incomes over $10,000 increased 
from approximately 90 to 700 during the period. 

Household Tenure: The majority of households in the 
Vieux Carre are renters, 82.3 percent. However, the 
number of owner occupants more than tripled from 
1960 to 1965, bringing the number to approximately 
860. All of these changes in social characteristics 
evident in the 1960 to 1965 period can be expected to 
continue in coming years due to 1) the trend of large 
families and older persons to leave the Quarter, 2) 
continued rehabilitation resulting in increased dwelling 
units, and 3) a high demand for housing by single per- 
sons and couples. Forecasts of the housing market in- 
dicate a demand for about 2,300 new dwelling units 
within the Vieux Carre by 1985. If these demands are 
fully accommodated, a total of approximately 12,900 
people, almost 4,100 more than the present population, 
will be residing in the Quarter in 1985. 

The Vieux Carre’s population mix has changed from 
period to period. The coming two decades promise to 
be another time of great change, in terms of popula- 
tion characteristics and overall size. Public policy 
should be based on a recognition that a diversity of 
groups have lived together peacefully in the Vieux 
Carre for many years and have contributed jointly in 
creating what Is a remarkably rich cultural heritage. 

Economic Trends 

The Vieux Carre plays a special and important role in 
the economy of New Orleans. In 1965 approximately 
70 percent of the 1.8 million persons visiting New 
Orleans were Influenced by the French Quarter in 
their decision to come to the city. These visitors spent 
an estimated $170 million in New Orleans during the 
course of their stay. 


The Quarter’s tourist-oriented economy is centered 
around transient accommodations, eating and drinking 
establishments, antique shops and other small specialty 
stores. Economic changes during the last 20 years have 
contributed to an enlivened Vieux Carre. Strong de- 
velopment pressures for new construction and ex- 
panded economic activities foreshadow further change 
in the character of the Quarter. One index of the likely 
magnitude of this change Is the forecast of approxi- 
mately three million visitors coming to New Orleans 
by 1985. 

Because of the strong impact which future growth will 
have on the Quarter, it is important to understand the 
Quarter’s present economic characteristics and future 
development potentials. Economic findings are dis- 
cussed on the following pages in terms of 1) Economic 
Profile of the Vieux Carre, 2) Real Estate Trends, and 
3) Development Potentials. 

ECONOMIC PROFILE OF THE VIEUX CARRE 

The special character of the Vieux Carre economy Is 
shaped by the diverse elements constituting its market 
support, the limitations placed on development by the 
Vieux Carre Ordinance, the economic activities re- 
maining from prior economic eras, and the particular 
role of the Quarter in the metropolitan economy. 

Support for Vieux Carre economic activities comes 
from local residents, visitors, and the metropolitan 
market Historic district controls limit greatly the scope 
and scale of possible new construction. The port- 
oriented warehouses, railroad facilities, and industrial 
and heavy commercial activities, holdovers from a past 
era, utilize a great deal of Vieux Carre land and have 
characteristics at variance with the rest of the uses 
in the Quarter. 

The metropolitan economy Is strong and diverse. 
Metropolitan New Orleans, with a population of over 
one million persons, is one of the major commercial 
centers in the south. It is a regional center of trade, 
services, and finance, and a major seaport ranking 
second to New York in dollar volume of goods ex- 
ported. In response to New Orleans’ economic growth 
over the past decade, investors have added substan- 
tial amounts of new housing, office and commercial 
space, as well as transient accommodations to the 
city’s supply. 

A significant portion of this growth has occurred in 
the Vieux Carre.’’ An economic profile of the historic 
district’s economy dramatizes the important and dis- 



tinct role which the Quarter plays in the metropolitan 
economy. 

TOURISTS AND TRANSIENT ACCOMMODATIONS 

The historic district makes Its greatest contribution 
to the economy of the metropolitan area by serving as 
a principal attraction to persons visiting New Orleans, 
The Vieux Carre offers an authentic historic environ- 
ment with specialty shops, restaurants, and lively night- 
time entertainment. The well-publicized attractions of 
the Quarter make it the logical location for a great 
proportion of the city’s visitor services. 

The concentration of hotel and motel rooms in the 
Quarter is illustrative of its drawing power. The area 
currently has an inventory of nearly 2,000 first-class 
rooms. This total represents 22 percent of the city’s 
total and 35 percent of all hotel and motel accommoda- 
tions in the Central Business District. Another facility 
containing 600 rooms was under construction at the 
writing of this report. Even more significant, however, 
is the fact that 76 percent of the Vioux Carre inventory 
has been constructed since 1959. 

During the past decade, a substantial amount of retail 
and residontial investment has taken place in the Vieux 
Carre, But the greatost overall impact has resulted 
from the construction of new hotels and motels. Those 
new facilities have altered tfie basic economic charac- 
ter of the Quarter more than any other single factor. 

Vieux Carre hotels and motels realized almost $8,000,- 
000 in sales compared to approximately $21,000,000 
and $31,000,000 in sales transacted by central busi- 
ness district and city wide transient accommodations 
respectively. Those figures significantly understate the 
Vieux Carre's relative position because they predate 
the construction of 6S rooms now in service in the 
Quarter. 

The impact of the hotels and motels goes far beyond 
the sales information. Their most important contribu- 
tion to the Vieux Carre economy is the largo supply 
of potential customers housed in close proximity to 
the Quarter’s retail establishments. Of the estimated 
1.8 million persons visiting New Orleans in 1965, about 
300,000 stayed in Vii'uix Carre accommodations. Each 
of these visitors rtimained an average of 3’/2 days. 
During this time, ivach ptirson sptint approximately $35 
for lodging, $35 for meals. $10 for enUirtainment, and 
$20 for shopping and miscaillanoous items, a total of 
$100 per person per visit. Consequently, persons stay- 
ing In Quarter hotels and motels acxounted for ap- 


proximately $30,000,000 in sales, most of which was 
spent within the Vieux Carre itself. 

Before the Vieux Carre hotel and motel building boom 
most visitors residing in the Central Area stayed in 
facilities on the upriver side of Canal Street. Although 
these visitors spent much of their sight-seeing, shop- 
ping, and entertainment time In the Vieux Carre, their 
activities were generally confined to the several blocks 
nearest Canal Street. The addition of hundreds of hotel 
and motel rooms in the heart of the Quarter has pro- 
moted significant pedestrian traffic in areas which were 
not previously frequented by many visitors. 

For instance, the location of Al Hirt’s and Pete Foun- 
tain’s night clubs In the middle of the Quarter on 
Bourbon Street Is a major departure from the older 
pattern of cabarets concentrated closer to Canal Street. 

An inevitable effect of new hotel and motel construc- 
tion on the Vieux Carre economy has been the in- 
creased value of real estate. Rising real estate values 
from this construction and other development reflect 
the increasing potential for new or upgraded uses, 
especially commercial enterprises, within the Quarter. 
This has fostered the rehabilitation of many deterio- 
rated properties. Often residential properties have been 
rehabilitated and converted to tourist uses. 

HOUSING 

The character of housing in the Vieux Carre has 
changed very little over the past century. However, the 
social character of the Quarter’s residents has changed 
with altered economic conditions. Today the popula- 
tion is typically represented by young and middle-aged 
persons in the middle-income group. Their interest in 
living in the Quarter is related to the Quarter’s central 
location and the special character of its environment. 

There were 4,848 households living in the Vieux Carre 
in 1965. The average household size was 1.8 persons, 
considerably smaller than the city-wide average. Quar- 
ter residences occupied approximately 30 percent of 
the land and 55 percent of the buildings within the his- 
toric district. Most residential structures are occupied 
by more than one household. Residences and shops 
are frequently located in the same structures. 

The type of housing in the Vieux Carre is still varied, 
but strong market demands in recent years have re- 
sulted in the creation of a large number of small, high- 
priced units. Many residential structures have been re- 
habilitated to comprise an increased number of units, 
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General f^erchandlse-Apparel-Furniture: The historic 
district is not an important location for department 
stores and other major retail functions which comprise 
this category. These outlets are largely concentrated 
on Canal Street. Together the combined complex re- 
presents an effective retailing system: Canal Street 
stores provide for the major shopping needs of the 
metropolitan population while nearby Quarter shops 
provide for more specialized shopping. 

Other Shoppers Goods; A large number of New Or» 
leans’ many antique shops, gift stores, art galleries, 
and other specialty shops are concentrated in the 
historic district This concentration in certain sales 
categories is documented by 1964 New Orleans City 
Directory information which indicates that 50 of the 
76 antique establishments in the city wore then located 
in the historic district as wore 29 of the 54 gift shops 
and all of the art gallorios. Those establishments aro to 
be found geographically concentrated within tho Vioux 
Carre as well. Tho tourist section of tho Quarter ac- 
counts for approximately 90 percent of all “other 
shoppers-goods” sal(e> transacUid withirt the historic 
district. “Other shopi:)ers'«goods“ sales in the Quarter 
during 1963 represented nearly 25 fjorcent of the city’s 
total. 

Restaurants, Bars and Nightclubs: Restaurants, bars, 
and nightclubs have mack) the Quarttir the entertain- 
ment center of the Soutli and one of ttie most famous 
in tho country. Approximately 45 percrsU of CBO eat- 
ing and drinking sales aro currently transacted in the 
Vieux Carre. Tfiis proporti(n) amounted to approxi- 
mately $13 million in 1963, or almost 55 percent of 
total retail sakss for the Quarter. Of tho $13 million 
total, approximately 63 percent was related to res- 
taurant business. 

Market support for the restaurants comes primarily 
from visitors who account for an estimated two-thirds 
of all such sales. Metropolitan area residents and 
Vieux Carre residents iiccount for tho remaining 30 
and 3 percent respectively, Bars and nightclubs aro 
even more deijendmit on visitors for their support. 
Visitors provide 83 ptircijnl of their business. Although 
almost all of tire (establishments in this sales category 
aro located in the tourist section, several small res- 
taurants and bars serving locrd residents are to be 
found olsowhere in the Quiirter. 

Food and Drug Stores: Food and drug store opera- 
tions in the Vieux Carre are of limited economic im- 
portance. They accounted for nearly 15 percent of all 


Quarter retailing in 1963. This figure, which comprised 
about 30 percent of the CBD total, represented, how- 
ever, only about 1 percent of the city total. The charac- 
teristic Vieux Carre drug store or grocery store Is of 
the “streetcorner” type. For reasons of convenience 
and variety of goods, a number of Vieux Carre resi- 
dents shop in larger stores outside the Quarter. 

INDUSTRIAL ACTIVITIES 

A large number and variety of industrial firms are lo- 
cated in the Quarter. The single most important indus- 
trial operation is the Jackson Brewing Company which 
occupies a number of buildings In the upper Decatur 
Street area. Other significant operations are the whole- 
sale food distribution complex in the lower Decatur 
Street area, the warehouses and related activities also 
in the upper Decatur Street area, and the wharves and 
railroads along the riverfront. 

The 55-acre riverfront area is bounded by Port of New 
Orleans wharves along the Mississippi River except 
between St. Peter and Ursuline streets. The wharf sec- 
tion includes about 17 acres and constitutes approxi- 
mately 5 percent of the total lineal frontage of wharf 
facilities comprising the Port of New Orleans. A num- 
ber of railroad tracks belonging to the New Orleans 
Public Belt, Louisville and Nashville, and Southern 
Pacific railroads occupy a 24-acre band of land ad- 
jacent to the wharves. The Jackson Brewing Company, 
a New Orleans Public Service Substation, and several 
warehouse buildings occupy the remainder of the area. 

Vioux Carre wholesaling establishments transact mil- 
lions of dollars of business every year. However, de- 
spite the large amount of business conducted by these 
firms, their total sales activity in 1963 amounted to less 
than 1 percent of the city's total. 

Industrial employment comprises almost one-third of all 
Vieux Carro employment. Of approximately 3,000 in- 
dustrial employees in 1964 almost 45 percent were 
engaged in manufacturing activities. The Jackson 
Eirowing Company employs a majority in this cate- 
gory. There aro also many small manufacturing firms 
which employ relatively few persons. The categories 
of wholesaling, transportation-communications-utilities, 
and warehousing follow manufacturing in amount of 
employment. 

Existing industrial firms are mainly the product of a 
past economic ora. Most establishments have occupied 
their location for a long period of time and now either 
do not desire to move or currently find it infeasible. 
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ing upon the 3.7 million persons who are expected 
to visit the city annually by the year 2000. These visitors 
will require a supply of 11,800 first-class CBD hotel 
rooms and twice that number within the city limits. 

By 1985 the economy of the Vieux Carre will probably 
be even more specialized than it is today. The Quarter 
will have a key future role as a specialty shopping dis- 
trict, a center for arts and crafts, an entertainment 
complex, an in-town residential area, and one of 
America’s most important tourist attractions. 

The development potential for transient accommoda- 
tions, housing, retailing, office space, and industry in 
the historic district has been projected in terms of 
market forecasts for five-year intervals from 1970 to 
2000. The actual extent and distribution of develop- 
ment for each use will depend on public decisions re- 
lating to the specific type and scale of development 
permitted within the historic district. 

Transient Accommodations: The French Quarter is a 
nearly ideal location for transient accommodations. It 
is expected that by 1985 there will be a demand for 
over 3,300 hotel and motel rooms in the Vieux Carre, 
as against 1,550 units existing in 1965. By the year 
2000, conservative forecasts indicate the demand will 
reach 4,900 rooms. This demand will be increased by 
replacement demand as some existing facilities are 
closed. The market forecast between 1985 and 2000 
represents at least 50 percent of the total CBD demand 
during the period. 


Housing: Housing market forecasts indicate a demand 
for about 7,100 housing units in the Quarter by 1985 
and about 9,400 units by 2000. The market support for 
the majority of future housing units will come from 
non-CBD employed workers in contrast to the existing 
equal contribution of CBD and non-CBD employed per- 
sons. The projected increases over the 1965 housing 
supply of 4,848 units represent only a small proportion 
of the total number of units expected to be built 
throughout the metropolitan area. 


TABLE 9. HOUSING MARKET FORECAST, VIEUX 
CARRE, 1985-2000 


Year 

Housing 

Units 


Period 

increase 

1965 

4,848 


— 

1970 

5,325 


477 

1975 

5,870 


545 

1980 

6,460 


590 

1985 

7,120 


660 

2000 

9,365 

TOTAL 

2,245 

4,517 


Source: Hammer, Greene, Siler Associates. 


Retailing: Retail needs in the historic district by 1985 
will more than double the existing 730,000 square feet 
of space. By 2000 the floor space demand is forecast to 
increase to 2,600,000 square feet. Most of this demand 
will be in traditional Vieux Carre retail activities. 


TABLE 8. 

TRANSIENT ACCOMMODATIONS 
FORECAST, VIEUX CARRE, 1965-2000 

Year 

Rooms 

Period 

increase 

1965 

1,550 

— 

1970 

2,475* 

925 

1975 

2,680 

205 

1980 

3,010 

330 

1985 

3,360 

350 

2000 

4,890 

1,530 


TOTAL 3,340 


* Includes the Bourbon Orleans (241 rooms completed 
in 1966), Downtowner (186 rooms completed in 1966) 
and Chateau Louisiane (500 rooms under construc- 
tion). No further change in inventory through 1970 is 
assumed. 

Source: Hammer, Greene, Siler Associates. 


TABLE 10. RETAIL SPACE FORECAST, VIEUX CARRE, 1965-2000 

(Thousands of Square Feet) 

Type of Retail Establishment 

Other 


Year 

GAP* 

Shoppers 

Goods ** 

Restaurants 

And Bars 

Convenience 

Goods 

Total 

Period 

Increase 

1965 

78.9 

298.8 

305.0 

50.4 

733.1 

— 

1970 

99.5 

374.0 

378.1 

60.1 

911.7 

178.6 

1975 

122.0 

431.4 

476.2 

66.2 

1,095.8 

184.1 

1980 

146.1 

487.5 

611.2 

72.4 

1,317.2 

221.4 

1985 

165.0 

607.1 

736.3 

81.0 

1 ,589.4 

272.2 

2000 

268.3 

956.9 

1,253.5 

114.3 

2,593.0 

TOTAL 

1,003.6 

1,859.9 


* General Merchandise, Apparel, Furniture 


** Antique Shops, Gift Shops, Specialty Shops 
Source: Hammer, Greene, Siler Associates 
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Restaurants, bars and nightclubs will continue to 
dominate retail demands. The other-shoppers-goods 
category (which includes antique, gift and specialty 
shops) will also experience considerable growth with 
about 660,000 square feet of additional space by 2000 
forecast. Although the demand for space in the gen- 
eral merchandise-apparel-furniture category is ex- 
pected to triple by the year 2000, in terms of floor 
space it will still remain a minor retail category. The 
smallest amount of floor space demand will be in the 
other-convenience-goods category which includes drug 
and grocery stores. 

Office Space: A strong market is forecast for office 
space in the Vieux Carre. At present, only about 200,- 
000 square feet of office space exist in the area. But, 
because of its central location, office use has a sub- 
stantial potential. By 1985, a demand for an additional 
650,000 square feet of multiple occupancy office space 
is forecast for the Quarter, increasing to a total amount 
of about 1,600,000 square feet by 2000. 


TABLE 11. OFFICE SPACE FORECAST, VIEUX 
CARRE, 1965-2000 


Year 

Square Feet 

Period Increase 

1965 

200,000* 


1970 

321,000 

121,000 

1975 

468,000 

147,000 

1980 

648,000 

180,000 

1985 

848,000 

200,000 

2000 

1,615,000 

767,000 


TOTAL 

1,415,000 

* From Marcou, O’Leary and Associates Survey 
(Rounded) 


Source: Hammer Greene, Siler Associates. 


Industrial Activities: Forecasts of market demand for 
industrial space have not been made. The wharf build- 
ings, railroad tracks, industrial structures between 
Decatur Street and the river, and most other industrial 
activities in the Vieux Carre are, on the whole, Incom- 
patible with the historic character of the Quarter. Large- 
scale industrial uses are becoming economically obso- 
lete largely because outlying sites can meet their 
operational needs better than densely developed, inner 
city areas like the Quarter. It is expected, however, that 
a limited number of smaller scale wholesaling, ware- 
housing, and manufacturing establishments will con- 
tinue to be located in the Quarter, though most of these 
activities are also expected to be phased out gradually 
during the long-range future. 


Other Demands: Besides the above market demands, 
additional land and building space must be provided 
within the Vieux Carre for a variety of public and 
institutional uses, parks and open spaces, street im- 
provements, and similar facilities. These requirements 
are incorporated in the Vieux Carre Plan and discussed 
in Part IV of this report. 

Traffic and Parking Trends 

The Vieux Carre’s streets are poorly designed to cope 
with today’s traffic requirements, especially at peak 
travel hours. The problems of congestion which exist 
in the Quarter are primarily attributable to through 
traffic on certain streets, increased travel to and from 
the Quarter, inadequate off-street facilities necessitat- 
ing extensive curb parking, and narrow streets which 
constrict vehicular flow. 

Because of the Vieux Carre’s location within the Cen- 
tral Area adjacent to the Central Business District, 
forecasts of future travel demands indicate that signifi- 
cantly more traffic will have to pass through the Vieux 
Carre than at present. The major arterial streets which 
bound the study area on three sides, Canal Street, 
North Rampart Street, and Esplanade Avenue, will be 
unable to accommodate fully the increased traffic. The 
diversion of this traffic to Vieux Carre streets together 
with the increased travel to and from the Quarter will 
create serious congestion and have a detrimental effect 
on the historic district’s character if proposed traffic 
improvements are not completed. 

Travel within and through the Central Area Is forecast 
to increase 65 percent by 1980.’^ While internal travel 
and travel to and from the Central Area Is forecast to 
increase 4 and 30 percent respectively, the Increase in 
through trips is expected to be 192 percent. The an- 
ticipated large increase in through travel will be due 
partly to the Central Area’s location at the crossing 
point on the Mississippi River where both east-west 
and north-south travel demands for movement along or 
across the river overlap. To relieve the pressure of 
growing travel demands on existing streets the Loui- 
siana Department of Highways and the U. S. Bureau 
of Public Roads gave approval in 1966 for the con- 
struction of the Riverfront Expressway. The Riverfront 
Expressway is proposed as part of the long discussed 
Outer Belt system of expressways around the Central 
Area of New Orleans. The system is planned to provide 
major access for traffic destined for the Central Area 
and will serve as a bypass around the center of the 
city for other traffic. The expressway will be constructed 



through the levee portion of the Vieux Carre im- 
mediately adjoining the Mississippi River. Construction 
has not yet begun on the expressway in the Quarter, 
and thus it cannot be looked to as a relief to traffic 
congestion on Vieux Carre streets for at least several 
years. 

The existing and future traffic and parking situation 
in the Quarter is examined below in terms of vehicular 
volumes, transit usage, and parking supply and de- 
mand. The future role of the Riverfront Expressway is 
also discussed. 

Existing Conditions 

Traffic and parking conditions are becoming increas- 
ingly more serious in the Vieux Carre. Local and 
through traffic often compete for the limited street 
capacity; buses and trucks impede vehicular flow; in- 
adequate parking space causes needless circling and 
illegal parking; and pedestrian and vehicular conflicts 
are bothersome to pedestrians and drivers alike. These 
problems are most acute In the core of the historic 
district. However, excessive truck traffic Is a serious 
problem along Decatur and North Peters streets and 
parking shortages are an increasingly critical problem 
In the residential sections of the Quarter. 


Canal Street, North Rampart Street, and Esplanade 
Avenue carry traffic volumes ranging from 15,000 to 
25,000 vehicles on an average day.’^ These streets are 
classified as “major city streets” and, as such, play 
an important role in carrying Central Area traffic. 
Average dally traffic volumes on the Interior streets of 
the Vieux Carre are much less than those on the major 
city streets, though Chartres, Royal and Bourbon are 
important traffic-carrying streets. 

North Peters Street and the connecting Decatur Street 
link which pass through the riverfront portion of the 
Quarter are also classified as “major city streets.” The 
average daily traffic volume is approximately 20,000 
vehicles, consisting of a large proportion of trucks. A 
December, 1965, street count on Decatur Street by the 
Louisiana Department of Highways indicates that be- 
tween the hours of 7:00 and 11:00 a.m. and from 2:00 
to 6:00 p.m. approximately 3,000 trucks (25 percent of 
total vehicles) passed along Decatur Street. These 
trucks, many of them without origins or destinations in 
the Quarter, account for much of the local congestion. 
On Chartres, Royal, Bourbon, Dauphine, and Burgundy 
streets, trucks represented between 11 and 15 percent 
of total traffic during the same hours. 


33,000 NORTH RAMPART 25,000 
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Figure 25: 1960 traffic volumes 
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Figure 26: Existing street classification 
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Figure 27: Existing parking garages 



Figure 28: Existing public transit lines 



Sidewalk parking on Conti Street 


A number of important transit lines operate in the 
Vieux Carre connecting the Quarter and the Central 
Business District with neighborhoods to the northwest, 
north, and northeast. The lines are the St. Claude line 
on North Rampart Street; the Esplanade and City Park 
lines on Dauphine and Burgundy streets; the Desire, 
Franklin, and Express 92 lines on Royal and Bourbon 
streets; and the Elysian Fields and Express 91 lines 
on Decatur and North Peters streets. 

Transit vehicle movement presently account for only 
about 2 to 5 percent of the total traffic on these streets 
from 7:00 a.m. to 7:00 p.m. However, transit vehicles 
are estimated to carry up to half of all passengers who 
travel on these streets during these hours. New Orleans 
Public Service Inc. data show the greatest number of 
passengers on the lines which run along Bourbon and 
Royal streets. During October, 1964, buses passed 
along these streets on an average of once every three 
minutes during the 12-hour period. This frequency of 
service encourages transit use by Vieux Carre resi- 
dents and visitors. 

Field surveys conducted in 1965 found that the Vieux 
Carre contains approximately 1,500 curb parking 
spaces and 4,500 off-street spaces. Nearly 700 of the 
off-street spaces are resident parking areas with less 
than five-car capacity. Nine multi-level parking garages 
with space for 90 cars or more have an existing capac- 
ity for 2,550 cars. Most of these are located on Iberville 
or Bienville streets convenient to Canal Street stores 
and the Quarter’s tourist area. The largest lot on North 
Rampart Street holds 530 cars. The Monteleone and 
Royal Orleans hotels and the Downtown Motor Inn have 
parking space for 310, 350, and 127 cars, respectively. 
Parking space shortages are most critical in the tourist 
and specialty shopping area during the day and in the 
residential areas at night. The residential parking prob- 
lem is increasing due both to the steady influx of 
higher-income residents with a higher rate of auto 
ownership and the overall Increase In households re- 
sulting from the residential conversions. 

The parking shortages in the retail and tourist area are 
compounded by the congestion in the streets which 
makes it difficult for vehicles to circulate freely to the 
available spaces. Loading zone spaces are popular 
with motorists who are willing to risk use of the space 
for short-.time parking. Drivers of trucks servicing the 
stores in the area, unable to find adequate loading 
space within legal areas, often occupy illegal curb 
space near their destinations. Trucks frequently use 
the left side of narrow one-way streets to park with one 
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set of wheels on the left sidewalk so that traffic is not 
blocked. As a result, the free flow of traffic is reduced 
and pedestrian traffic impeded. 

Nighttime parking in the older core of the Quarter is 
increasing rapidly. Many curbside tow-away zones are 
made available for parking in the evening to accom- 
modate high demands. Off-street lots and garages are 
not always full in the evening, but parking usage in 
these facilities is increasing. 

The Proposed Riverfront Expressway 

An origin and destination survey of the Metropolitan 
Area initiated in 1959 by the Louisiana Department of 
Highways in cooperation with the U. S. Bureau of 
Public Roads substantiated the need for the long pro- 
posed expressway along the Mississippi River planned 
to pass through the Vieux Carre. The survey results, 
published in a report entitled New Orleans Metropolitan 
Area Transportation Study, 1960-1980, indicated the 
need for an expressway from Jackson Avenue to a 
junction with Interstate Highway 10 at Elysian Fields 
Avenue. The Riverfront Expressway segment (I-310) 
was studied in detail by the consulting engineers, B. M. 


Dornblatt & Associates, Inc., and the results were 
published in April, 1964, in a preliminary engineering 
report. 

As currently proposed, the expressway will pass as a 
six-lane facility beneath Poydras Street, the Interna- 
tiona! Trade Mart, and Canal Street. Emerging from 
the downtown portal at Canal and Iberville streets, the 
expressway will enter the Vieux Carre ascending In an 
open cut, coming to grade at Iberville Street, where 
both exit and entrance ramps to Canal Street will be 
provided. The expressway will continue to ascend in 
a downstream direction as a six-lane elevated structure 
until clearing the railroad tracks. It then will continue 
through the Quarter and past Jackson Square as an 
elevated structure above the tracks. In the vicinity of 
Esplanade Avenue, both exit and entrance ramps will 
be constructed, terminating at grade on Elysian Fields 
Avenue. 

The general alignment and design recommendations 
of the 1964 Dornblatt study have been approved by the 
Louisiana Department of Highways and the U. S. Bu- 
reau of Public Roads (see Figure 29). A special study 


Figure 29: Proposed riverfront expressway 
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was prepared for the Louisiana Department of High- 
ways to provide the basis for the development of a 
recommended system of ramps for the Riverfront and 
Elysian Fields expressways. The ramp recommenda- 
tions near the Vieux Carre include a southbound exit 
and northbound entrance ramp at Canal Street and a 
southbound entrance and northbound exit at Decatur 
Street and Elysian Fields Avenue. 

The immediate and long-range effects of the Riverfront 
Expressway on the physical, visual, economic, and 
historic character of the Vieux Carre were examined In 
detail In the report completed In December, 1966, en- 
titled An Evaluation of the Effects of the Proposed 
Riverfront Expressway on the Vieux Carre, New Or- 
leans, Louisiana.^^ 

The findings of the report were that the overall Vieux 
Carre economy would benefit from improved accessi- 
bility, reduced through traffic on the streets of the 
Quarter, and a probable increase in future private 
Investment, especially in the Riverfront Area adjoining 
the International Trade Mart. With the exception of 
noise effects, the environmental nuisances expected to 
be generated by the expressway will be relatively 
minor. Even this impact can be considerably mitigated 
by improvements in the expressway’s design. In terms 
of visual and physical effects, the report stated that the 
elevated roadway’s great massiveness and length 
through the Vieux Carre would create a formidable 
visual and physical barrier separating the historic core 
from the river. The prominence of the structure, espe- 
cially at Jackson Square, would create an intrusion 
strongly alien to the traditional scale and character of 
the Vieux Carre. Moreover, the elevated structure 
would hinder long-range possibilities for redeveloping 
the Riverfront Area as a coherent unit. Finally, the 
report concluded that by planning the expressway as 
an integral part of the entire Riverfront Area’s rede- 
velopment the adverse effects can be moderated, but 
they cannot be wholly eliminated. 

Forecasts of Future Conditions 

Forecasts of 1980 and 1986 travel demand were as- 
signed to Vieux Carre streets in order to test the most 
appropriate system of ramps for the proposed River- 
front Expressway. The results of these assignments of 
anticipated travel demands to the recommended ramp 
system provide a useful picture of the future.^ ^ 

A comparison of 1960 and 1986 afternoon peak hour 
traffic indicates that total trips within, to and from, and 
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through the Central Area will increase by 118 percent. 
Of the approximately 43,000 additional trips, the largest 
increase will result from a 20,000 increase in through 
trips. Only about 2,500 additional trips are forecast 
within the Central Area. 

Average daily traffic in 1980 assigned to the proposed 
Riverfront Expressway between Canal Street and 
Elyslan Fields Avenue amounts up to approximately 

52.500 vehicles southbound and 46,000 vehicles north- 
bound. About 14,000 vehicles are expected to use the 
exit and entrance ramps at Canal Street, and about 

6.500 vehicles are expected to exit and enter at the 
Elyslan Fields Avenue interchange. 

Forecasts of 1980 average daily traffic on Vieux Carre 
streets show a significant decrease in volumes on 
almost all streets. The presently heavy traffic on De- 
catur and North Peters streets is expected to decrease 
to less than 5,000 with only about 2,500 vehicles fore- 
cast to pass Jackson Square, These figures compare 
with present volumes ranging from 15,000 to 25,000 
vehicles. 

Chartres Street is expected to be the most heavily 
traveled street in the Vieux Carre. This is primarily be- 
cause Chartres Street is the only street in the Quarter 
which will conveniently permit traffic access to the 
southbound expressway ramp on Elysian Fields Av- 
enue. Traffic volumes are expected to range from 
3,000 to 7,000, several thousand less than the existing 
level. Traffic volumes on Bourbon and Royal streets 
are expected to be appreciably loss than at present. 
Volumes assigned to these streets are loss than 2,000 
vehicles for most of their lengths. Forecasts for Dau- 
phine and Burgundy streets Indicate oven lower 
average daily volumes. 

The cross streets of the Quarter, such as Bienville, 
Toulouse, Dumaino, and Barracks streets, are not ex- 
pected to carry more than 1,000 vehicles daily except 
in a few cases. Iberville Street is one case where 
volumes will exceed 1,000 at several locations. Heavier 
volumes are expected here because of the special 
role that Iberville Street plays in the circulation pattern 
around Canal Street and as an access street to park- 
ing facilities. 

Traffic volumes along E5>planade Avenues and Canal 
Street will not incroa^^o appreciably ovcjr pr(3Sont 
levels which range botwc?on 10,000 20,000 vehicles on 
an average day. In fact, some reductions in volume 
are foreseen along certain portions of these roadways. 


The proposed expressway is expected to reduce North 
Rampart Street traffic by about 50 percent. Future 
volumes will range from approximately 7,000 to 13,000 
vehicles along its length. 


Section 3. Leadership Attitudes 

Approximately 40 confidential interviews were con- 
ducted with persons representing a range of interests 
concerned with the Vieux Carre, Respondents included 
leading businessmen, property owners, public officials, 
realtors, investors, and civic leaders. From the inter- 
views, an understanding was obtained about local 
attitudes regarding the future of the Vieux Carre, its 
major strengths and weaknesses, and the broad dimen- 
sions of expected change. 

The informed judgments which these leaders brought 
to bear on Vieux Carre matters comprised a valuable 
ingredient in the policies and proposals recommended 
for the Vieux Carre. 

Most persons interviewed had recommendations about 
desirable directions of change to eliminate problems 
and take advantage of special opportunities. The prob- 
lem of administrative control to achieve historic preser- 
vation was a frequent topic. Concern centered par- 
ticularly on the adequacy of the present administrative 
machinery. 

The Quarter’s Identity 

One of the most significant findings of the interviews 
was the divergence in opinions about what contributed 
most in giving the Quarter its appeal and identity. 
There was little question of the important role played 
by historic buildings and Jackson Square, but atti- 
tudes about other aspects varied. 

There wore some who thought that Bourbon Street is 
detrimental to the Quarter’s image and should be 
“cleaned up.” Others felt that Bourbon Street provides 
an element of interest as important as the Cathedral 
and Cabildo, Many persons felt that all existing build- 
ings, except obvious intrusions, should be preserved 
in order to maintain the Vieux Carre’s sense of the 
past. Conversely, many stressed the need to accom- 
modate a good measure of new construction, and they 
argued that new architecture need not necessarily be 
offensive to the area’s environmental character. Al- 
though the narrow and congested streets were often 





mentioned as a pressing problem, some respondents 
thought they give the Vieux Carre much of its “Old 
World charm.” 

There were also diverse sentiments about the diminish- 
ing number of Negro, Italian, and other lower-income 
families living in the Vieux Carre. It was argued that 
these people contribute to the Quarter’s special quality 
and that physical and economic changes which are 
forcing them out should be resisted. A counter attitude 
was that the strong demand for middle and upper- 
income units should be accommodated because it 
prorr^otos property improvements and creates a “built- 
in” demand for local business. Several respondents 
felt that ’'squalor and mystery” is very much a part of 
the Quarter's attractions and feared new construction 
will eventually give the area a “Hollywood” flavor. 

The differences in opinion about the important com- 
ponents of the Vhsix Carre’s identity did not detract 
from a unanimous ctmcern expressed for the Quarter’s 
improvement. Gt*ner;illy, the leaders felt that even 
thoutih tf^e Ouartt»r has a number of unique and well- 
known ctiaractmtstics. it was deficient in many re- 
spects. t‘spi>cia!!y in tourist facilities and services. 

Tfie itTHHutaiice of the Vieux Carm as a tourist center 
was citfuj in fTHe;! intis views, An important distinction 
was rnatle tietween summer and winter tourists. The 
winter tourers felt to mostly couples without 
children who t tune to the Quarter, often by air, with a 
si/oable hudt|et to spend on mUmtainrnent and shop- 
ping. A lartie propiortion of the«»e tourists come from 
Chicago amS cjtfs*/ isomts in the Midwest and stay in 
the Quarter hu *;f^vefal tlays. 


Tfie summef fminst*'. werc^ picturi'd as families with 
rrtiildftsi c.ofning from rune by states and travel- 

snt| Uy car ! heu finam:ial resources are generally 
rnoff* hmiftuf than wmier tourists’ and they stay a 
•itiorfte !im** Hs’ surnmor feunst!* weri! characterized 
,is walking fhrnugff !ho art r|a!leries and craft shops 
dunmi the day and lat»g cfiirang alonq Bourbon Street 
!m «.a!t ti th*‘ mgh! hfo. ) ** . maxtrrii/inci the use of free 
attrar 1^^-. 


Most of ftiu'.M r|uos!snfUMi fni! ttuit the International 
ffad»’ Mar! and U»»v*doprnfgit would bring more 

I '(inven! H a jS arisl i..’ uiv#*nt5* to If'n..? City, thus di- 
f»ndiy ifHjrMMog !-‘^urrd trade m Vieux Carre. There 
!■■■! b** t-MUMfirfaido pfido takfui m the judgment 
Iti.i! i! r* pranaoSf th**- Vm-iS:* Cdarre and not New Orleans 
fltuifuaily !tia! attfarfu c.unv^sifions to ttie City. Vet, for 
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many respondents, this very fact highlighted the need 
for more attractions and facilities in the Quarter to 
enhance its drawing power. 

There was a prevailing interest in a more diverse pro- 
gram of special activities for tourists and local visitors. 
A series of theatre and opera performances as well as 
jazz concerts would continue the city’s historic tradi- 
tion in the musical arts. Special guided tours, museums, 
and play areas, it was suggested by some, could be 
created for children, who now often have little to 
occupy themselves. Frequent mention was also made 
of the need to establish a more varied array of enter- 
tainment and eating places. 

Physical Change 

The most common reactions to existing physical con- 
ditions in the Vieux Carre focused on the quality of 
new construction, the recent increase in hotel-motel 
building, congested street traffic, and inadequate park- 
ing facilities. 

Concern for the quality of current architecture was 
often Illustrated by reference to some of the new hotel- 
motel development, frequently termed “artificial” and 
“Inconsistent with the historic architecture.” While 
some respondents were concerned about future con- 
struction simply being “stage sets” and “false fronts,” 
others felt that the French Quarter should be made to 
look as it did years ago by adding more street lamps, 
galleries, balconies, and so forth. One difference in 
attitude was a desire to reproduce the old Vieux Carre 
style as closely as possible versus an acceptance by 
some of contemporary architecture as long as it is 
consistent with the overall character of the surround- 
ings. 

Most of those interviewed felt that new hotel and motel 
facilities are necessary in the Quarter to accommodate 
the increasing tourist and convention trade. Concern 
was expressed, however, about concentrating this new 
construction in appropriate blocks within the Quarter 
so it would not have a deleterious effect. A by-product 
of this new construction, the Increased vehicular traffic 
to and from these facilities, was viewed as a problem 
because of the added strain it would place on the 
Quarter’s already overburdened street system and 
parking supply. 

By far the most widely held and deeply felt concern 
about conditions in the Quarter related to traffic and 


parking. Most of those questioned expressed dis- 
satisfaction with the heavy truck traffic on local streets 
and the use of Vieux Carre streets by through traffic, 
especially trucks. The combination of local delivery 
trucks, buses, and the autos of residents, business- 
men, and visitors seriously congest Vieux Carre streets. 
On-street parking further impedes the flow of traffic. 

Other matters described as problems were littered 
streets and the dilapidated appearance of many of the 
buildings in the Quarter; the lack of recreation and 
open space for tourists and residents, especially chil- 
dren; and the blighting character of industrial, whole- 
sale, and warehouse structures, especially along the 
riverfront. 

Many respondents suggested solutions to the traffic 
and parking problem. Their comments included block- 
ing off the entire Vieux Carre to vehicular traffic and 
suggestions about closing off Royal and Bourbon 
streets to traffic during certain limited periods of the 
day. The removal of traffic on Royal Street during the 
mid-day period was described by some as a way of 
establishing a more hospitable pedestrian environment 
with sidewalk cafes and other street activities. Limited 
pick-up and delivery times for service vehicles, special 
off-street loading areas for tour buses, and more 
stringent controls on curb parking were also suggested. 

Most of the leaders interviewed were either in favor 
of or resigned to the need for an expressway along 
the riverfront. However, many of them were quick to 
point out that they preferred the expressway to be at 
grade or depressed rather than elevated because of 
the detrimental effect of an elevated structure on Jack- 
son Square and the rest of the area. Moreover, there 
was a feeling that the expressway would not actually 
lessen present congestion on local streets because of 
increased travel and tourism in the Quarter. 

A general awareness existed throughout the interview- 
ing that growth pressures in the Vieux Carre must be 
met by redeveloping major subareas within the historic 
district. The sections most frequently mentioned were 
the Decatur and Canal Street area near the Trade Mart 
and the Vieux Carre riverfront, especially between 
Jackson Square and Canal Street. 

Finally, there was general agreement that additional 
administrative, financial, and technical tools must be 
found to promote restoration and rehabilitation of 
structures avoiding harmful structural and facade 
changes, increases in population density, and exces- 


Traffic on Royal 
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sive rents. Several recent cases of “insensitive" re- 
habilitation have dramatized to many persons I c 
KSe physical assat -aP'as*nJad Jv ™ J 
toric buildings can be seriously eroded through negioo 
and poor taste. 


Economic and Social Change 

Manv leaders were pleased with the recent influx of 
mori^ prosperous residents and more 
The general feeling was that local people used to look 
Quarter as a dirv place 

<?triD ioints. In the last two decades the character or 
the Vieux Carre has changed frorn “dubious to . - 
respectable as anywhere else in the city. 

A common complaint was that recent residential res 
toration projects had increased dwelling unit densities 
in structures to an unreasonable level. ' ' 

was charged that the quest for more units mevit.itily 
led to the desecration of interiors. There was qener.i 
agreement that most future construction wouU! be de 
signed to supply efficiency and one-bediuom apart 
ments rather than more spacious family units, 

The rise in rentals and property values iri the Ou.irter 
is regarded as beneficial in improvitui ttie qu.ility of 
shops. It was frequently reasoned that as ri-nt.il;. <!•> 
up, the quality of shops must increase cider o 
afford the higher rents, and. consequently tie entm 
tourist-oriented commercial community will be igi 
graded. Several optimistic leaders foree.ist tt'e enten 
Sion of shopping activities on Royal Street to its entin 
length and extending a block on e.mh rude i.i Huy.i 
Street along Toulouse, Rt. Pr-ter ami Cont. str-ef; )n. 
already noted consequence of ttie; upiiradini! alcfui 
Royal Street is the trend toward more speci.ilty .ind 
apparel shops with some antique -.tor.-; ttuivirm !■ 
Chartres Street. 


Vieux Carre Commission 


A common view expressed in many wav 

the lack of “organization far action*’ m fhi* Vihii« 

The group most often mentioned tn thr. fen,i.ril wjv 
the Vieux Carre Commission, rrome !»vid**!v 
the Commission for doiiifi an flood a job 
under present conditicinn. partiruilafly th** vf-ai 

straints. Many of thi! ntatomentn aPoiit 
sion, however, were adver*;r' oni^n IfiMso vnfjfvvmv 
varied from concern tfia! Ihi^ CommisMiai !TiHnni*-e i-. i 
much in insignificant to t;h.irg»'s fh.if .r' Sf*- 


ties were not fairly administered and its members 
were limited in their outlook about the Vieux Carre’s 
future. In addition, there was a feeling that “City Hall” 
is reluctant to reinforce or extend existing Commission 
powers because it is not sufficiently concerned with 
the Quarter’s future as a historic district, 

in sum, it is fair to say that the Vieux Carre Commis- 
sion was generally characterized as a group which, 
even considering its handicaps, has not succeeded in 
doing the job as well as it should have. Consequently, 
both preservationists and businessmen have been dis- 
appointed. 

Commt»nts were made about the need for broadening 
the Commission's powers and responsibilities. Other 
suqnestions centered on insuring that the member- 
sfiip of die Commission represt'nt a variety of Vieux 
Carrc‘ inttue*ds. Also, tfiere was expressed a desire to 
havt‘ th«> Commissitm hrsaded by a strong Commis- 
sioner or an t^xocsienretl prohrssional staff director 
witti policy imtiating rosponsitiilities. The absence of 
firm policios ami standards hi guide Commission deci- 
sion makimj wa^; noted try many as a chief cause of 
pa*.! and pres.ont diffnailties. 

Section 4. Relating the Tout 
Ensemble to Change 

Iho am>^nn! of pfjycii al chamie to bo planned for the 
Vi.ai* Cao's *‘0 lyduiti odiatMlitation ri'storation activ- 
?ty, d*qi*aid*. iMlofing !} tho tuturo supply of land 
Aint .Oialdinqs ffsi! nan h** apj,ir« ipriatiily redeveloped 
.md /idanf»*d f > to PI thu fututo demand 

f»n| !ra',io)|h .^ooniic and planniru) analysis for 
Vvi?.iNas and fai Hecair'.e hudoric preserva- 

fi io Wif- ■i,.a?id:nq i.nni;*’rn, only a limited portion 
u? Va* t.jAAth't i. }?’ n** ? !o any #»xti*rmive change, 

thr “iMf.cSa :|'i,iidv *.^.ahs tirriinri, and location of 
fhn fh place, tfiereforts are of 

, fifir.ii iHu c). «• m irr.ufifig fh*- h!*itf)nca) continuity 
.a y.,,. eaiO' c vPadd/, its tout ensemble. 

A*. a i- fisdfMptildan ansi economy, 

c.er.- 4-.v i*^*d 'd i:?jn!inu]ng ffrowth within 
y;,. ^ ! iy> di-vidopment controls 

s ^ an =d century the econ- 

^ a I M.-. iy. ,4d**f prideddy will bo ©ven 
e; ,c, d i% ^day 
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Future Demand 

Analysis of economic demands discussed previously 
indicates a continued strong market in the historic 
district for these main types of development: 

Housing: Housing market projections indicate a de- 
mand for about 7,100 housing units by 1985 and a 
total of 9,400 units by the year 2000. In 1965 there 
were 4,848 units in the Vieux Carre. A greater propor- 
tion of these units in the future will be apartments. 

Commercial Space: Commercial floor space needs 
(totaling 733,100 square feet in 1965) will more than 
double (to 1,600,000 square feet) in the 20-year period 
1965-1985 and increase to 2,600,000 square feet by the 
end of the century. Most of this space will be in tra- 
ditional Vieux Carre activities: restaurants, bars, 
antique shops, and other small specialty stores. 

Transient Accommodations: It is expected that by 
1985 there will be a demand for 3,400 hotel and motel 
rooms in the Quarter, as against 1,550 units existing 
in 1965. By the year 2000, the demand will reach 4,900 
rooms. 

Office Space: At present only about 200,000 square 
feet of office floor space exist in the area, but by 1985 
a demand for an additional 650,000 square feet of 
multiple occupancy office space Is forecast for the 
Quarter, increasing to a total amount of 1,600,000 
square feet by the year 2000. 

Other Demands: Besides these market demands, addi- 
tional land must be provided within the future Vieux 
Carre for a variety of public and institutional uses — 
parks and open spaces, street improvements, and other 
facilities. 

For a full understanding of the dimension of future 
demands, the market projections for housing, com- 
mercial and office space, and transient accommoda- 
tions need to be translated into land area requirements. 
Assuming current building height, coverage, density, 
and related regulatory controls (including off-street 
parking requirements), an estimated 68 acres of land 
would need to be made available for development 
within the Vieux Carre by 1985 to accommodate an- 
ticipated growth demands. An additional 70 acres 
would be needed by the year 2000. Of this 138-acre 
total, about 82 acres would be required for residential 
growth (mainly in apartments) and about 56 acres for 


commercial use, office space, and transient accom- 
modations. 

Additional land would also be needed in the Quarter 
for community facilities and other public uses to serve 
the expanding needs of tourists, residents, and others. 

Future Supply 

Besides a relatively small amount of open land not 
permanently committed to park or other open space 
uses, sites for future construction will have to be 
obtained through selective redevelopment. Guidelines 
are needed to assist in making specific decisions about 
what buildings within the historic district can and can- 
not be replaced to provide for needed change. 

The Architectural-Historic Evaluation identified build- 
ings of irreplaceable value and also those that are 
objectionable or of no value to the tout ensemble. 
Within these extremes a consideration of architectural- 
historic significance alone is insufficient to provide 
guidance on preservation treatment. A composite 
treatment index was therefore devised scoring each 
building in the Vieux Carre on the basis of each of 
three factors 1) a building’s architectural-historic sig- 
nificance, 2) its land use compatibility, and 3) its 
physical condition. 

TREATMENT INDEX 

Scoring System: The scoring system used for the 
Treatment Index was as follows: 

1. Architectural-Historic Significance: The most im- 
portant single factor in scoring was a building’s 
Architectural-Historic Significance. Because of its 
overriding importance, this factor was given twice 


the weight of the two other factors. 

Rating Score 

“National” or “Major Significance” 8 

“Of Local Importance” 4 

“Of Value as Part of the Scene” 2 

“Of No Importance, or Objectionable” 0 


2. Land Use Compatibility: The land use compatibility 
of each building was determined by scoring a build- 
ing’s use according to its degree of compatibility 
relative to its character area (see Table 12). 


Land Use Score 

Compatible 2 

Acceptable 1 

Not Compatible 0 



TABLE 12. LAND USE COMPATIBILITY RATINGS BY CHARACTER AREA 


CHARACTER AREA 


existing land use 


TOURIST 


COMMERCIAL 

FRINGE 


UPPER 

DECATUR 


FRENCH 

MARKET 


MIXED 

RESIDENTIAL 


low-density 

residential 


Residential 
Transient Lodgings 
Central Connmercia! 

Tourist Commercial 
Bars, Restaurants 
Neighborhood Shopping 
Auto Sales and Service 
Storage and Wholesaling 
Light Industrial 
Heavy Industrial 
Parks and Open Space 
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3. Physical Condition: Based on ifw Vieux Carre Huild 
ing Condition Survey each btiilding wan rateil liy 
condition and weighted as follows: 

Condition 

Sound, or Requiring Minor Repairs 2 

Requiring Major Repairs ^ 

Dilapidated (or Structurally 5kibt;tiUulard) U 


TREATMENT GROUPS 

Buildings were than ranked in the fullawinn- tfealrneri! 

groups: 

Group A (Over 8 Points): Buildjrujn in fhm qrmip 4r*t 
of irreplaceable architectural and hnacifit: vaimn in 
no event should they be replaced nr chan^p^il 
such work is required to connerve or fi<*4ofe ifiten 

Group B (6 to 8 Points): The*:*e are lauldinqi that 
should remain uriienn iinunuai arel i.tifiipreimq 
quiremonts dictate ri!p!ac:i?rnf!n!. Any 
shouid bo of consicitmabiy m and 

design. 


lie pl.M Mil in c jfuip! H. tniildirup] must be rated at 
!*»a%! of vahve a*, /sarf nf thti scono {2 points), be in 
siunnl raimbfain of tunpiuo minor ropuirs (2 points), 
uful a uso IP ptiintnl for a total score 

uf h. tjf local imfHittonai) (4 points) and 

eitiiftf p.jH jfi \iiinrd iomthtion or njqusri} minor repairs 
I a puin!-o. Of b*’ a compatitiio use (2 points) for a 


total ■ 

>f t;, Afiy tiMiiiiinq that IS either dilapi- 

lUiteil of nof 

i. ictncif^bio nura be at least of local 

aninittmc. !- 

la?!^ at tttu'oo H, 

iUnuii C 

and h Points* Huildinqs in this group 

410 f::o! (T? %%.??.? 

^ir^4-' i-i the pfe-servafiun of the tout en- 


tny fep:. 4 i efiten! *»hoii!d be by a Clearly 

im.u* nod, If;!* 

1 4*'d -arm. fare 

Bo o- 

4.M/4P O’ ffvri! Lompdtihie in use (2 


; M'. .e: I priyninally than requiring 

/naj'-* I 1 ^ 4 ■ ooy fif Yniue tis part of the 

; .o'*'-- 4 nonaninn lobil uf b. Any bUild- 

c--; o o? minor repiitrs {2 

n -o ; *• 4 ■■'-'no-.if o*.?-' la iiointn) fijtlls In 

rr oa- ^ a-i t -ri’i 4 ’ 4 f-n'difoj of Irani/ importance 
4 014,0 in--.*. * arid phyonal condition. 
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Group C 

Figure 31: Treatment index 



Group B 



Group D 


Group D (0 to 3 Points): Any building receiving less 
than 4 points was placed in Group D. Because of a 
negative combination of architectural-historic signifi- 
cance, physical condition, and land use compatibility 
factors, buildings in Group D are regarded as eligible 
for cioarancci and redevelopment. It is important to 
note that no building of local importance can rank 
as low as Group D, 


TABLE 13. HUMBER OF BUILDINGS BY TREATMENT 
QROUFS, VIEUX CARRE STUDY AREA 

1968 


cloyp 

HUliili OF iOllOINSS 

PERCENT 

A 

205 

6.6 

e 

1,963 

64.0 

c 

666 

21.7 

0 

:>36 

7.7 


3, ora 

100.0 


LOCATIONAL PATTERN OF TREATMENT GROUPS 

Cifoup A nk*gch map in margin), as previously 
nlattul, i.'ijfttainn all %tnic;lufe*i r^itnd of national or major 
arctuiiHaiirul hraufit; The 20S structures 

m Ctfrua-i A. ti B pf»fc:.ent of the total, are centered 
4 foun«.f Jat.'kntjfi and along Royal Street, with 

ninl 4 !»*d rn'i.iirfing throughout the residential 

afoan ami a! nitfifa taid of Oocatuf Street, i,6., the U. S. 
yifi! tiod Hountf, 

Gfmip II. by far !bo |.frodomifiant group in the VIeux 
CSiffti ih4 i.d all nfriiclufon], generally follows 

Oil? %am#^ .lv,H.4!)»..^na1 r^allt^rn a*i thOMO structures rated 
Of hupofinfuiff afvi Of Vahm as Part of the Scene in 
lh»’ arf...?ii!*vdMfa] ifvalijation survey, 

iUniip t: ipoo uf / pofcamtl are primarily 

liH.ab’d aiding irdh taids nf Oocalur and Chartres 
ih*'t •‘i*n',titin of llaifvillo and Bien- 

a?td 4 !'ai.r| #uilire Inrtfith of North Ram- 

P‘4f! 

tfm 41 turnip 1). with iho fixaiplion of ac- 

-iff , af^’i un*' la two ssulaiod examples, 

af«i n- i » „if»».ra rit?ar Baf Jackton Brew- 

:P, r,h<v, 4 !i|f '4041! area and within the 

Umfi'nlUp Htitlh fLiftlpart, 0^0608 

•ind M ^>i|i 
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QUAMTiTY OF SUPPLY 

Each parcel that the treatment index showed as sub- 
ject to future change was surveyed in the field. Parcels 
with buildings were rated either 1) highly objection- 
able to the tout ensemble, 2) objectionable, or 3) of no 
value to the tout ensemble. Open land suitable for 
future development was also identified in the field. 
Existing parking areas requiring screening were noted 
as well. As a guideline, the height of new structures 
on parcels to be redeveloped was also indicated. The 
accompanying map summarizes the findings of the 
survey. The map shows which buildings and open 
areas are fixed and which are considered subject to 
redevelopment without endangering the Quarter’s his- 
toric character. 

Group A includes a total of 14.7 acres, none of which 
should be subject to future clearance and redevelop- 
ment. Groups B, C, and D Include 106.2 acres, 42.2 
acres, and 14.2 acres respectively. Requirements in- 
dicate that 17.7 acres in Groups B and C should be 
redeveloped by 1985. All of the land In Group D, 
amounting to 10.8 acres, is considered suitable for 
redevelopment by 1985. 

Open land available for development amounts to 13.3 
acres, all of which is expected to be used up by 1985 
(see map). 

The Vieux Carre Study- Area includes a total area of 
258.5 acres. From the discussion above, it is estimated 
that 47.1 acres of this total can be utilized for addi- 
tional growth demands by 1985 without Impairing over- 
riding historic preservation objectives. 

Supply and Demand Comparisons 



Estimates of the future supply of developable land can 
now be compared to the previous estimates of future 
demand. In making this comparison, it is useful to 
distinguish between the area lakeside of North Peters 
Street and the Riverfront Area from the Mississippi to 
North Peters. The lakeside area, the original historic 
settlement, is densely built-up so that new develop- 
ment will be very selective, mainly on a lot-by-lot basis. 
The Riverfront Area, containing open land and only 
one structure of architectural-historic significance, is 
subject to extensive long-range redevelopment. 


Figure 32: Potential redevelopment areas 


The following table summarizes the findings In regard 
to the future supply of redevelopment land lakeside 
and riverside of North Peters Street: 
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TABLE 14. SUPPLY: POTENTIAL LAND FOR 
DEVELOPMENT IN THE VIEUX CARRE. 1965-1985 


TREATMENT 

GROUP 

LAKESIDE OF 
NORTH 
PETERS ST. 
(acres) 

NORTH 
PETERS ST. 
TO RIVER 
(acres) 

ALL VIEUX CARRE 
(acres) 

A 

B and C 

17.7 

1.9 

19.6 

D 

10.8 

3,4 

14.2 

Open Land 

4,9 

8,4 

13.3 

TOTAL 

33.4 

13.7 

47.1 

As previously 

discussed, a 

demand is 

forecast fur 


approximately 68 acres of Vieux Carru iarul tiunnq the 
period 1965-1985 and an additional 70 acrns, between 
1985 and 2000. When this is compared wdh a steeply 
lakeside of North Peters Street of 33.4 acri^s whjcfj 
can be expected to be absorbed by 1985. a sefane; 
deficiency in land available for new devtdaf^rriffnt can 
be anticipated, becoming critical after 1985. 


Figure 33: The riverfront area 



TABLE 15. SUPPLY AND DEMAND FOR 

REDEVELOPMENT LAND IN THE VIeS CAnnc 
1965-2000 CARRE, 


1965-1985 

(acresl 


1985-2000 

(acres) 


total 

(acres) 


OemantI n “ 177“ 
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/U..H 1 S tu, tu.nuiiurnty f.u:.l,t,t!s and other public uses 


Policy Implications 
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PART IV 

THE RECOMMENDED PLAN 






Goals and Policies 


This part of the report presents the recommended Plan 
for the Vieux Carre and a program of action to imple- 
ment the proposals contained in the Plan. The Plan 
consists of interrelated long-range, intermediate, and 
short-range components, so that proposals for more 
immediate action can be understood within the frame- 
work of long-range goals for the preservation of the 
historic district 

Proposed Long-Range Goals 

The long-range goals for the Vieux Carre can be stated 
as follows: 

1. Preserve the Vieux Carre as a historic district of 
national significance. 

2. Guide change to insure the historical continuity 
of the Vieux Carre’s environmental unity, its tout 
ensemble. 

3. Improve the quality of the Vieux Carre’s environ- 
ment by eliminating incompatible and undesirable 
uses and structures, providing needed amenities 
and services, and strengthening incentives and 
controls to improve design standards for now 
construction and for the rehabilitation of existing 
buildings. 

4. Realize the Vieux Carre’s physical, social, and 
economic potential as an important tourist center, 
a resource for the people of the metropolitan 
area, a desirable in-town residential district, a 
focal area for the arts and crafts, a major shop- 
ping and entertainment complex, and a vital part 
of the city’s economic and tax base. 

5. Provide needed facilities and services to support 
and enhance the functioning of the historic dis- 
trict for serving visitors, residents, and workers. 

6. Provide facilities to improve traffic circulation, 
transit service, and automobile storage within the 
historic district consistent with proper environ- 
mental standards. 

Proposed Policies 

To achieve these long-range goals (or tho Vieux Carre, 

a statement of policies is needed to guide everyday 
decisions by a variety of public agencies concerned 
with the preservation and improvement of tho historic 
district. Agreement on basic policies can serve to co- 
ordinate these daily decisions in terms of long-range 


goals and assist private individuals in making better 
investment decisions. 

PRESERVATION POLICIES 

1. Preservation should encompass both the physical 
and functional elements of the Vieux Carre that 
contribute to its identity and environmental unity. 

2. Public action should be especially directed at 
retaining and strengthening the Quarter’s di- 
versity and authenticity. 

3. The Vieux Carre should be continued as a living, 
functioning community, not a museum complex. 

4. The quality of rehabilitation-restoration work in 
the Vieux Carre should be improved through 
positive programs of financial and technical as- 
sistance as well as the application of such nega- 
tive controls as zoning and building regulations. 

5. The maintenance and repair of buildings of archi- 
tectural and historic significance should be as- 
sured by public action where necessary. 

6. Individual structures should be continued in uses 
that are compatible with their architectural 
character. 

7. Changes in density resulting from rehabilitation 
should be carefully controlled. 

8. Systematic code enforcement should be carried 
out within the Quarter to upgrade existing build- 
ing conditions and prevent demolition by neglect. 

DEVELOPMENT POLICIES 

1. Development should be channelled to remove 
obsolete buildings and renew declining sub-areas 
within the Quarter, and should be diverted away 
from the historic core where older structures are 
concentrated. 

2. New buildings should be carefully related to ex- 
isting structures in terms of height, material, 
color, form, and site plan and should honestly 
express present-day requirements. 

3. New construction should be consistent in design 
and location with the existing historic context and 
architectural setting. 

4. Physical development should be planned to de- 
lineate more strongly the physical limits of the 
Vieux Carre with the Mississippi reestablished as 
the natural physical boundary of the Quarter. 

5. The pattern of development within the Vieux 
Carre and centers of activity adjoining the Quar- 
ter, especially the International Trade Mart, the 






central retail area, and the proposed new cultural 
center should be closely related to one another. 

6. The range of available facilities within the Vieux 
Carre should be greatly expanded, including ad- 
ditional facilities for tourists and visitors, com- 
munity facilities for local residents, and support- 
ing cultural and entertainment activities for 
out-of-town visitors and city and Vieux Carre 
residents. 

7. A system of public and private open space should 
be developed to provide an interna! physical 
structure to the Quarter and reestablish the visual 
and physical link between the riverfront and the 
area of original settlement, 

8. Historic open spaces and similar features should 
be recreated wherever feasible to serve modern 
needs for amenity and use. 


TRANSPORTATION POLICIES 

1. The requirements of tfu) automobile should be 
recognized but subordinated to the need for pre- 
serving the quality of the historic environment. 

2. Interna! circulation, service, and goods handling 
within the Quarter should be improved with 
through traffic diverted from local streets. 

3. Conflicts between pedestrian and vehicular traffic 
should be minimized arul the quality of the 
pedestrian onvironmorit grcsatly iipqraded. 

4. An internal transit Systran for tounstH and others 
should be established. 

5. The Riverfront Expressway sfunild bo carefully 
designed to reduce its negative impact on the 
Quarter. 

6. Parking facilities should bo exparKled to provide 
for future demands and properly located to 
minimize future disruption. 


Vieux Carre Plan 


The Vieux Carre Plan consists of a series of com- 
ponent elements including i) illustriilivt) site pkins, 2) 
proposals for areas requiring detailed design treat” 
ment, 3) a plan of proposed land use, and 4) recorro 
mendations regarding circulation and parking. 



Figure 35: Long range illustrative site plan- riverfront expressway elevated 
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The Plan contains both long-range and short-range 
recommendations. When projected economic demand 
is related to areas suitable for redevelopment, it can 
be anticipated that most of the suitable parcels lake- 
side of North Peters Street will be absorbed by 1985. 
The Riverfront Area between North Peters Street and 
the river, on the other hand, is the only large con- 
centration of land within the VIeux Carre suitable for 
long-range redevelopment. This area offers the poten- 
tial for dramatic replanning and can serve a vital future 
role as a “safety-valve” for redirecting detrimental de- 
velopment pressures away from the historic core. 

The dock buildings, railroad tracks, and industrial struc- 
tures now located in the Riverfront Area are clearly 
incompatible with the historic character of the Quarter. 
As these existing activities are gradually relocated or 
are phased out of existence, riverfront land will be- 
come available for rouse and replanning. The docks 
and railroad tracks currently play an important role in 
the Port and economy of Now Orleans and cannot bo 
feasibly replaced in the near future. However, because 
most (though not all) of the Riverfront Area is in public 
ownership, redovolopment can be phased over the 
necessary period of time to allow for staged relocation 
of existing activities. 

Most of the area between this Riverfront Expressway 
and the river, as showr) on the accompanying map is 
proposed for long-rangt} redevelopment after 1986, 

Parcels between the exprtjssway and North Rampart 
Street designated as suitable for riKlevelopment are 
proposed for action between now and 1986, 

The long-range rocommondations are designed to 
achieve planning objectives that are essential to the 
historic preservation of the Quarter but cannot bo 
feasibly undertaken now or in th<j immediate future. 
Basically they provide a ustifu) long-term perspective 
for current public and private irwestment decisions 
that may otherwise be made in ways that needlessly 
hamper rather than support the implementation of the 
Plan. The design of the Fliverfront Expressway is an 
obvious case in point. 

The shorter-range proposals are considered both de- 
sirable and feasible. These proposals, geared to the 
year 1985, establish a basis for programming capital 
improvements in the Vjeux Carre and identifying the 
character, cost, and scheduling of specific improve- 
ment projects, as spelled out in the Action Program. 


The Plan in Detail 


Riverfront Area 

For discussion purposes, the Plan can be divided into 
proposals for the Riverfront Area and those for the 
remainder of the Vieux Carre. 

The major proposals for the Riverfront Area are: 

# Along the river’s edge, an in-town residential 
community of apartments, restaurants, and re- 
lated facilities lining a new riverfront promenade 
that would extend from the International Trade 
Mart to the Old Mint. 

# A complex of office and apartment towers, 
stores, tourist accommodations, and parking 
structures adjoining the International Trade Mart 
on the river end of Canal Street. 

# Place Pontalba constructed as a physical ex- 
tension of Jackson Square to the river. 

# Riverfront Center to include a visitors center, a 
hotel, an arts and crafts center, antique mart, 
shops, entertainment activities, and a series of 
parking garages serving the entire Vieux Carre. 

The staged redevelopment of the Vieux Carre’s River- 
front Area should be based on clearly defined planning 
and design principles: 

1. The Riverfront Area should be replanned as a 
unified development district. Because the area 
Is primarily in public ownership already, rede- 
velopment can bo staged over a sufficient period 
of time to amortize existing investments in port 
and other riverfront facilities. 

2. Incompatible industrial, wholesaling, and heavy 
goods handling activities should be replaced by a 
rich diversity of compatible activities, including 
in-town housing, shops, offices, parks and open 
spaces, and tourist service uses. 

3. Through the construction of buildings, parking 
garages, traffic facilities, and landscaped open 
spaces in a unified multi-level development, the 
impact of future traffic on the historic district can 
bo controlled and a higher standard of environ- 
mental planning achieved. 




Figure 37: Proposed riverfront development as seen from the Mississippi River 



Figure 38: Overali view of the Vieux Carre riverfront deveiopment 
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4. New riverfront development should support rather 
than detract from the preservation of the historic 
environment and, acting as a safety valve, help 
divert economic pressures away from the original 
settlement by providing new opportunities for 
private developers riverside of North Peters 
Street. 

5. Redevelopment should restore the physical and 
visual link between the historic core and the river, 
reclaim the river’s edge for scenic and recrea- 
tion use, and, by opening the Vieux Carre to the 
water, reestablish the Mississippi as the natural 
physical boundary of the historic district. 

6. The new Riverfront should improve the functional 
and physical connection between the Vieux Carre 
and the Central Business District, especially the 
tie between the International Trade Mart-lower 
Canal Street area and Jackson Square, the sym- 
bolic focus of the Vieux Carre. 

7. The physical design of the Riverfront Area should 
incorporate these features: 

New development should be consistent with 
the character of the historic core — ^the Intimate 
domestic scale of street life in the old district 
should be carefully preserved — the regularity 
and clarity of the Quarter’s street grid should 
be extended into the Riverfront Area — the pat- 
tern of Interior courtyards should be main- 
tained and linked together to form a pedes- 
trian network throughout the redeveloped area 
— historic features such as the Riverfront 
Promenade should be recreated as a green 
spine along the river’s edge — ^three main focal 
points of activities should be developed: 1) ad- 
joining the International Trade Mart, 2) at 
Jackson Square, and 3) around the Mint — 
through multi-level construction, circulation 
and parking facilities should be provided as an 
Integral part of the development complex — 
Place Pontalba should be constructed as a 
physical extension of Jackson Square to the 
river — other strong physical and visual con- 
nections should be introduced to reestablish 
the historic tie between the original settlement 
and the river — development and landscaping 
should clearly define the physical boundaries 
of the historic district and closely relate the 
new development to the old. 


RIVERFRONT RESIDENTIAL COMMUNITY 

Approximately 1,200 dwelling units would be con- 
structed under the Plan through the development of a 
series of apartment structures fronting the river along 
a new tree-lined Riverfront Promenade. The design and 
arrangement of the apartments would be oriented to 
the existing street grid, the proposed expressway, and 
the spectacular views that result from the tight bend 
in the Mississippi which occurs here. 

The apartment buildings as well as other new struc- 
tures in the Riverfront Area would be consistent in 
height with surrounding historic structures. This would 
prevent a wall of high buildings from being created, 
blocking off the older area of the Quarter from the 
river. 

Parking and loading sufficient to satisfy the require- 
ments of the project would be furnished on site. 

A design for the residential community is illustrated 
in the accompanying cross-section.’ Two levels of 
parking would be provided under a platform upon 
which the apartment structures would be constructed. 
The top of the platform would be landscaped to serve 
as open space for residents. The platform would be 
built one level above the Riverfront Promenade so that 
shops, restaurants, cafes, and similar facilities could 
be constructed beneath the platform deck facing the 
Promenade. About 200,000 square feet of commercial 
floor space would be created in this way. 

The Promenade is conceived as an Actively used 
pedestrian corridor linking together the International 
Trade Mart, Jackson Square, and the lower portion 
of the Vieux Carre. Between Jackson Square and the 
Trade Mart specialty shops, restaurants, and entertain- 
ment places might appropriately feature the food, 
wares, and folk music of many foreign nations. The 
mixture of residential, commercial, and recreational 
activities would complement each other and lend new 
vitality to a section of the Vieux Carre which un- 
fortunately has been long neglected. 


The river end of Canal Street between North Peters 
Street and the Mississippi will undergo almost com- 
plete change in the near future as a result of the com- 
pletion of the International Trade Mart and the River- 
front Expressway. Though this area is outside the legal 



Figure 39: Proposed riverfront residential area 
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RESIDENTIAL PROMENADE 


Figure 40: Proposed residential area — section 


LOWER CANAL STREET 
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Figure 41: Proposed riverfronl promenade 
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Figure 42: Proposed lower Canal Street area 



Figure 43: Proposed oWice towers 
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Orleans was founded seems to tie an uspocially appro- 
priate site for a house of jazz honorinti one of the 
city’s most famous contributions to thri world. 

On the other side of tho open squiirti tinother rniisiHim 
complex would house such functions tin tiquariiirri, 
the relocated wildlife muscium, a children’s rnoMi.Hirii. 
and other attractions for visitors, 

Findings indicate a prcissing need lo tixparid the scope 
and content of visitor aftfiiciions within the Vitnix Carre, 
These proposed musoiim f*icilifif:is wtniid .appeal to a 
wide range of intorost. childrcirTs as woli as adults*, and 
would significantly support the Quarter’s continuiid 
economic growth as a nation -wide ti.Hirist center, 

Place Pontalba is propostid as a jaint ntate and city 
undertaking. If the Fhverfront txpresswiiy is iiUiviited 
the architectural quality of tfiu u|,mn pla/a would bo 
seriously impairacl. Nevorifioltiss fh<» noifd for a 
physical conrHKdion botwotai the river and Jackson 
Square is so strong that a rruHlifiod Mulutiiin m niconi-' 
mended as better than no solution at all. 



/ 
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Figure 44: Location of th@ proposed Place 
Pontalba 



Figure 45: Place Pontalba 


Figure 46: Place Pontalba — section showing proposed riverfront expressway at grade 



Figure 47: Place Pontalba^ — section— Decatur Street 
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Figure 48: Proposed riverfront center Figure 49: Proposed pedestrian concourse 



96 


mvEnmom center 

E’xti^ndinq FLtcq Poriiaiba and 

incliHlinq all thf^ .iftv| 

tUiaaf, ih*» Pijii ;:■! ,.i Cenler 

a lanad laiiq?’ iif 4t:!j%i*5an and ficilitles, 
Mils! a! thin ai«ni in aanyinad Ilf Jackson 

Brawiriq CompA't%^ ln<ijaiin|*i ! ha llivt^ffrimt Center 

jihuiikl tia dav^napad a . 4 iidai-rfdaiiiij project. 

tha lla.rrfianf idyihif 'Aiiyfil include a 
ViraUna C.kn?l«n, .1 lar*|a Fiaitd, ati ailn arnl ia»i% center, 
an 4fiik'.|ua frnt.rf, fai.iiad •*h»i|!|k'ni| and afiliifliiinment 
anil a niinn|ik<i nf p.ifkinq facililjini Except for 
!ha Miniiotn Cvnh^i !h*^ ! i%.nild |}»^ dnvilloped by 

pnvafn jfiitny'if". Ill-*’ land 3% pfr^irailfy litdd in only a 
law invnnrafni’"* anil lit*.’ *h .tnamu I’ulfmlialH for private 

JOik’vyli «pfi3#ai! am “4,it?*i!aa!i4l I fir» Viniliirs Ctnler Is 
n.Ha,a?3rnynd«a.l a*, a jUifi! rdy 'ilalf’ 

At; piantifH'l, Vinih^in Ikailifr mKmki tncompass 
atnni! lan.DOU '■*qyafi’ laid vt fivaii n|>ai:« and Contain 
tua.'fi rai'jfitin’* aa an infia'iiialjan raailof for tourists 
anil idhivf vjMtiak, and dihpUiy space; an 

aaditinjufft ?a? falkn and .itnnil H»m Oflfians and 
thn I fsaud'i CJuaft^a, nffna’^i far lh$^ Vimix Carrt Com- 
rnianion atid th**’ i:i,;ar, *ai!isai IlyfrMiy i|if! iWd Other 
retail nhupN, a i.af«d*aia and f ^nlauratil, dficJ i trins- 
pHatatuaj tsailnr ihn aitp^a! iitiyriiauwa, CalbS, buws, 
anti tinif ainl aifkaf’ !n. K*d 

\hv htdid, Ijin'aakii .d j!*i laafsir’ kjtailiufi .■HlfOining the 

Vnalar*. (kaifta and JaiA-kai winjid Pit planned 

an 4i nia|«..a faialdy ..d alHni! 4IIU lu.-ana An ware- 

huusa id funaidiiiatdiii af ‘'.dstlaidiiral ilniliriCtiOfI in the 
rinthllt’ id th$^ 'A*..?idd Im rsdaiiynl afiiJ cnnvtrtid into 
a taanl,>n-ui!u.ai a-da and mafia i.,;«Tii!iit afid mart 

T'hn Hjvmfmn! (lanlta #jtiyld alas? i;:yfil 4 ifi flvil parking 

atfuidij?*»a aiaa atifii' -dalmq ayat^fal Ihiiyaancl vtjhjCles. 

(.ktra lailafiiui flat cjMaf1*a frairn lli«f fwlail COfil and 
Irani Ih*? Hu-iafnad I ,i|i!*va'’ii%a'y fanipn al Canil Street 

taMild ifnf!i*’3|ia!*dy Ihnan ffaiqt» facillliOi and 

fhua vtvaat t j-in*|*»a!ifa| !ht^ V3*’U» c.arr«'a narrow slreit§. 
AiJt.liluaial fnnq*'* pamai.^il fa'* adana 'Asiyld lia locatild at 
eathta qal^’^ay puasta lu !h«’ Uaafl*a flia projiosid 

f-jarkinq tiaraqi’a a-, uild aJa^^ lha maifliy interna- 

tkinal Trad*’ Mai! .i?id ]!a «Mhi!nlu.ai faadily a*i well iS 
tha nvm iaiil 1 . >? !?ai Id-inai alns|i|an*| dritfCt. 

A ama-iful lf’v*d lar? i. -.aa. ^ pal a*’ A'jftufi lllf'l River- 

frtjfi! Ckaiti’f -Auiild *a*-!«’nd fhn Vi-aliifi CttOlflr tO 

thn rin,*, i.iannani j.y , nrfi|ii*’M fivanhiiln of th© 

Ciiatafn Huira’ rai c;an.a! Muifr'* art f|iltefi©8» 

tifancdi liafikk, and nth*n $dfa a^iadnd fa pnctiistnan 



traffic could be built within the commercial and parking 
structures on either side of the concourse. The ground 
level below could thus be turned over completely to 
vehicular traffic and service into and out of the build- 
ings and garages. 

REMAINDER OF THE VIEUX CARRE 

The Plan proposes additional Improvements through- 
out the rest of the VIeux Carre to be implemented by 
both public and private action. Public Improvements 
are recommended for completion before 1985. In view 
of market demand forecasts, the private components 
of the Plan can also be expected to be completed by 
1985. 

The principal public projects would include: 

1. Redevelopment of the site of the Louisiana Civil 
Courts Building. 

2. Development of pedestrian malls on Exchange 
Alley and Clinton Street. 

3. A new school and playground to serve the Quar- 
ter’s residential neighborhoods. 

4. Several new parks. 

5. Beautification of Esplanade Avenue, North Ram- 
part Street, Orleans Street, and Royal Street. 

Private action, however, is the major means proposed 
for carrying out the Plan. Sites suitable for private 
construction within the historic district are Indicated as 
well as illustrative design solutions to promote higher 
restoration standards and compatibility between old 
and new structures. 

PLACE ROYALE 

The Louisiana Civil Courts Building, now housing the 
Louisiana Wild Life and Fisheries Commission Building, 
has been proposed for clearance and redevelOf5ment 
on several recent occasions.^ Architecturally the pres- 
ent structure is outsized and wholly incompatible with 
its surroundings. Because of its location In the very 
center of the Vieux Carre, the site can be appro- 
priately redeveloped for a number of different uses. 

The illustrative plan proposes that two terraces be 
constructed: one, a half level above grade, the other a 
half level below. The upper level terrace would extend 
over only a portion of the site so that the lower level 
would be open to the sky in the center of the block. 
The decked-over space would be occupied by gift 
shops, boutiques, and restaurants catering mainly to 
the needs of tourists. About 30,000 square feet of 
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Figure 53: Place Royal e-section 
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Figure 54: Model of proposed Place Royale 




retail floor space would bo built. 

Parking would be provided in an underground facility 
that would primarily serve the short-time requirements 
of shoppers and business visitors. Approximately 250 
spaces could be created on one kwel. 

It is recommended that the project be initiated by the 
State of Louisiana which presently holds title to the 
land. Alternately, the state could transfer the property 
to the city for redevolopmont under municipal auspices. 
The site should be cleared and turned over for private 
development and operation on a long-aerm lease basis, 
subject to development controls. Revenue ^iroducing 
uses would thus bo incorporated in a development that, 
seen from the air, for instance, would be entirely in 
open space use. 

MALLS 

Pedestrian malls are propostKl for Excharufe Alley and 
Clinton Street, The malls would be imiioitant tilements 
in the park and opt^n space system tfiat would be 
developed within the Vitnix Carre dunnq ttie next 
several decades. 

EXCHANGE ALLEY 

As a first stage, the alley between fhenville and Conti 
streets would be improved. Later tfie mall could be 
extended to Iborvilh) Street. The alltiy ei already closed 
to vehicular traffic. The facades of friettinc] !itruc:tures 
would bo uniformly Ufigraded in conformance witfi an 
overall design for the rmill. Several building!i, fiowever, 
are seriously deteriorated and should be replaced, 
Street furniture should also be redesained to con- 
tribute to the quality of the street sctine and reinforce 
the overall design concept. Buildings en tfie rrnil! would 
provide excellent locations for such activitms as profes- 
sional offices, clubs, advertising unrl insuftince agerV' 
cies, and small shops. The imfirovitment of Excf'iiinge 
Alley would rocogni/e its potential im|)oriance as ii 
major gateway from Canal Street to fhace Royale and 
to the Quarter gcinerally. 

CLINTON STREET 

This short street was once a tfiriving ctmter for dealers 
and agents doing daily hufiirmss with tfte Custom 
House, which still forrmi an imf)ren5iive fermimei to the 
vista of the street. Clinton fitreet ha?i now fallen into 
disrepair and suffers from ii censiclefable amount of 
vacant floor space. However, the tnii!clinc|n on the fitreet 
remain basically in fiound conditian, L'xporf import 
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Figure 58: Location of existing and proposed 
elementary school 




Existing McDonough Elementary School, St. Philip Street, to 
be replaced 



Playground at 1200 Burgundy 


houses and other firms involved in maritime trade 
would find the area a convenient one for offices and 
showrooms. The mall would provide a helpful device 
for stimulating property improvements throughout the 
irhmediate area. 

In the detailed design of the two malls, provision should 
be made for access by emergency and service vehicles. 
In neither case should this prove difficult. 

NEW SCHOOL AND PLAYGROUND 

The McDonough Elementary School on St. Philip Street 
is physically deteriorating and already inadequate in 
meeting modern school plant standards. Its on-site 
play space is also insufficient. The school should be 
replaced by 1980. 

It is proposed that a new school serving the residential 
portion of the Quarter be constructed on the site of 
the existing public playground on Barracks Street. 
The present school could then be demolished and that 
site redeveloped as a new playground. The swap in 
locations between school and playground would not 
require any displacement of families or purchase of 
additional land. 

NEW PARKS 

New public parks are proposed for two locations: 1) at 
the intersection of Conti, Decatur, and North Peters 
streets, and 2) in the French Market, the first park 
would replace three automobile service stations and 
thereby greatly enhance the appearance of this promi- 
nent gateway location into the Quarter. The second 
would be developed on public land now used for park- 
ing purposes. Park treatment here would be designed 
to improve the physical environment of the French 
Market and furnish shoppers and visitors with a place 
to stop and rest amid the hustle and bustle of market 
activity. 

STREET BEAUTIFICATION 

Landscaping and the provision of street trees, properly 
located, can do a great deal for relatively little cost to 
transform neglected streets Into pleasant and attractive 
environments. Esplanade Avenue, North Rampart 
Street, Orleans Street, and Royal Street would be 
made more attractive through public action under the 
Plan. Esplanade and North Rampart are major bound- 
ary streets of the Quarter. Their appearance is the 
first and last impression visitors receive of the historic 
district. Both need attention. 
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Orleans Street was designed as the central axis around 
which the original settlement was laid out. St. Louis 
Cathedral terminates its vista toward the river. Royal 
Street is the commercial spine of the Quarter. Both 
these streets deserve priority treatment as well. 


PRIVATE IMPROVEMENTS 

Strong demands for commercial and office space, 
transient accommodations, housing and other facilities 
within the Vieux Carre will insure continued vigorous 
private development and rehabilitation activity. 


TABLE 16. SUMMARY OF PROPOSED DEVELOPMENT VIEUX CARRE PLAN 


RIVERFRONT AREA* 

Residential 

Commercial 

Hotel 

Visitors Center 

Arts and Crafts Center-Antique Mart** 

Jazz Museum-Auditorium 

Aquarium-Wildlife Museum 

Parking Garages *** 

Public Open Space (Place Pontalba, Riverfront Promenade, 
Park near Mint) 


48 acres of new development 
1,200 dwelling units 

500.000 sq. ft. of floor space 
400 units 

125.000 sq. ft. of floor space 

100.000 sq. ft. of floor space 

100.000 sq. ft. of floor space 

150.000 sq. ft. of floor space 
2,700 spaces 

12 acres 


PLACE ROYALE 

Commercial 

Parking Garage (underground structure) 
Public Open Space 


2.2 acres of new development 
30,000 sq. ft. of floor space 
250 spaces 
2.2 acres 


REMAINDER OF THE VIEUX CARRE 

Residential 

Nonresidental 

Elementary School 

Public Open Space (playground, malls, new parks) 
Parking Garages **** 


29 acres of new development 
1,060 dwelling units 
600,000 sq. ft. of floor space 
1 acre 

70,000 sq. ft. 

1,900 spaces 


As stated previously, new private development should 
be consistent in design and location with the existing 
historic context and architectural setting. The Plan 
indicates sites appropriate for new private develop- 
ment within the historic district. Public regulations 
should be tightened to make certain that these new 
buildings are carefully related to existing structures 
in terms of height, material, color, form, and layout 
Since the aim is to continue the Quarter as a living, 
functioning community, emphasis is placed on retaining 
and strengthening the Quarter’s diversity and authen- 
ticity. Zoning and other incentives and controls are 
proposed in the Action Program to achieve this 
objective. 

The Action Program also includes an analysis of two 
pilot improvement blocks to illustrate feasible tech- 
niques for improving private redevelopment and resto- 
ration in typical blocks in a way consistent with rec- 
ommended preservation policies. Above all, concerted 
public and private action will be necessary to raise the 
quality of construction and restoration work if environ- 
mental excellence is to be achieved and the visual 
drama that is the life of the Quarter is to be enhanced. 


Proposed Land Use 

The plan for future land use establishes the guidelines 
for framing new zoning and other land use regulations 
for the historic district. The plan seeks to strengthen 
and preserve the highly differentiated character areas 
which make up the Vieux Carre. 


* Excludes proposed lower Canal Street development outside the limits of the historic district. 
** Existing structure to be restored. 

*** Excludes parking to be provided on site for residential and hotel uses. 

**** Includes proposed garages on lakeside 6f North Rampart Street. 


Source: Marcou, O’Leary and Associates. 


A major recommendation is that general commercial 
uses not be extended downriver of St. Ann Street 
except for the North Rampart Street frontage. How- 
ever, restricted commercial-residential uses are appro- 
priate in the Jackson Square area and along lower 
Decatur Street. Bourbon, Royal, and Chartres streets 
are proposed to remain as the principal shopping 
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streets of the Quarter. Continued vertical mixture of 
commercial and residential uses within buildings there 
should be encouraged. 

Over the long-range future most industrial, wholesale, 
and transportation activities should be gradually phased 
out of existence within the limits of the historic district. 
The land use plan recognizes, however, that for regu- 
latory purposes the existing pattern of industrial uses, 
occupying much of the area between Chartres Street 
and the river, will probably continue for a number of 
years to come. 

The plan proposes that commercial uses including 
hotels, motels, and motor lodges: apartment hotels; 
and parking and storage facilities be excluded from 
the area of original settlement. 

High density residential uses are proposed for down- 
river end of Royal and Chartres Street and for prop- 
erties fronting Esplanade Avenue. A medium density 
residential area is recommended for a large portion of 
the Quarter where one- and two-family homes cur- 
rently predominate (Burgundy, Oauphine, and lower 
Bourbon streets). An important planning objective 
should be the stabilization of the Vieux Carre’s exist- 
ing residential neighborhoods. Home owners, particu- 
larly, have been active supporters of preservation 
efforts within the Quarter, The plan strongly recom- 
mends that the historic district continue as a place 
for homes as well as appropriate businesses. 

Proposed Circulation and 
Parking Improvements 

Proposed circulation and parking improvements are 
outlined in the Vieux Carre Plan to reduce traffic con- 
gestion, expand the supply of parking, upgrade tho 
quality of transit service, and provide needed access 
to proposed new development in tho F^iverfront Area. 

The construction of the Riverfront Expressway will 
materially aid traffic flow on Vieux Carre streets. Aver- 
age daily traffic in 1980 on the Vieux Carre section 
of the proposed expressway is forecast to amount to 
approximately 100,000 vehicles. A largo portion of the 
traffic presently using Quarter streets will be diverted 
to the proposed expressway. Reduced traffic volumes 
in the historic district will afford faster vehicular movO” 
ment, greater ease of pedestrian travel, and loss visual 
and physical disorder. 



Figure 62: Proposed land use, 1985 


The provision of new off-street parking facilities, as- 
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way and the resulting decrease in traffic volumes on 
North Rampart Street will allow the seven transit lines 
currently operating within the Vieux Carre to be re- 
routed to the periphery of the historic district This 
will relieve the Vieux Carre of an important component 
of traffic congestion without significantly affecting the 
level of transit service. The two express bus lines, 
Express 91 on Decatur and North Peters streets and 
Express 92 on Royal and Bourbon streets, and the 
Elysian Fields line will be rerouted to the expressway. 
The proposed expressway interchange at Canal Street 
will provide access to and from the Canal Street des- 
tination. Of the four remaining lines, the City Park 
and Esplanade lines will be rerouted to North Rampart 
Street and the Desire and Franklin lines will be re- 
routed to either North Rampart Street or the proposed 
expressway. Appropriate traffic control improvements 
should be made on North Rampart and Canal streets 
to aid the movement of transit vehicles, especially at 
peak travel periods. 

A new form of transit making use of a new type of 
rubber tire vehicle is proposed for internal operation 
within the Vieux Carre. The vehicle, called a mini- 
train, is currently in use in the Mall area of Washing- 
ton, D. C., and has proved to be highly successful 
there. Within the Quarter, it is planned to operate as 
a combination shuttle bus and tourist service linking 
peripheral parking garages, motels, tourist attractions, 
shops and other destinations within the historic dis- 
trict. The vehicles are covered but partially open on 
the sides and seat about 30 people per unit. Units may 
be coupled together at peak periods and electrically 
powered to reduce noise and air pollution. The mini- 
train system has the attributes of affording variable 
capacity, allowing speedy entrance and exit, and pre- 
senting a gay, festive appearance. 

With regular transit removed to peripheral streets, the 
minitrain would also serve as local transit for residents 
and others, connecting with city-wide transit routes at 
several points. For success, the time interval between 
minitrains (headway) during the day and evening should 
not exceed three or four minutes and fares should be 
kept low. The heavy volume of visitors and shoppers 
in the Quarter should insure the economic soundness 
of the proposed system, but a full-scale demonstra- 
tion is necessary to test the feasibility of minitrains in 
actual operation within. the Vieux Carre. Financial as- 
sistance for such a demonstration project is available 
under the federal Urban Mass Transportation Act of 
1964. 
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Figure 64: Proposed mmi-train routes 
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One line is tentatively proposed running down North 
Rampart Street to Toulouse as far as Chartres, on 
Chartres to St. Ann, St. Ann to Decatur, up Decatur 
past the Riverfront Center to Bienville, and then along 
Bienville to North Rampart. The route will connect the 
extensive new parking facilities proposed for the North 
Rampart Street and North Peters Street areas under 
the Plan with major hotels and motels in the Quarter, 
the existing tourist centers, and the proposed Place 
Royale, Place Pontalba, and Riverfront Center com- 
plexes. 

The other line is proposed to be routed in ajoop down 
Bourbon from Canal to Esplanade and bacl< on Royal. 
The line will not only be convenient for tourists and 
shoppers but also for Vieux Carre residents and others 
in traveling to and from the Central Business District. 

PARKING 

Major improvements in the supply and location of 
parking facilities in the Quarter are proposed by 1985. 
Additional improvements are planned for long-range 
Implementation. The Vieux Carre envisions providing 
more than twice the number of parking spaces as 
presently exist. Over 13,000 spaces are proposed. Most 
of these will be available by 1985. The spaces proposed 
will more than provide for additional requirements 
resulting from new development recommended by the 
Plan. 

To accommodate proposed new development and in- 
creased numbers of shoppers and visitors to the Vieux 
Carre, parking capacity will be increased by construct- 
ing a series of major parking garages, most of which 
will be located on the periphery of the historic district. 
Current parking space in the Quarter totals approxi- 
mately 6,000 spaces, with nearly 1,500 at the curb. At 
present a great proportion of the parking supply can 
be reached only by travel on congested interior streets. 

By 1985 it is recommended that new parking structures 
be constructed with a total capacity of about 5,100 
spaces. Of this number, about 1,900 will be added 
along North Rampart Street between Iberville and 
Toulouse streets, 250 underground as part of Place 
Royale, and most of the rest in the Riverfront Area. 

It is expected that new development throughout the 
Vieux Carre will result in the loss of approximately 
950 off-street spaces. Traffic improvements are likely 
to result in the loss of an additional 200 curb spaces. 
Therefore, by 1985 the total parking supply will be 


approximately 10,000 spaces. 

Over the long range with the full development of the 
Riverfront Area, it Is proposed that an additional 1,650 
spaces be provided for public use in the Riverfront 
Area. Also 1,500 on-site spaces will be constructed as 
part of the proposed riverfront residential community. 

TABLE 17. VIEUX CARRE PARKING PROGRAM 



Off-street 

Spaces 

Curb 

Spaces 

Total 

Spaces 

Existing Supply 1965 

4,500 

1,500 

6,000 

Reductions by 1985 

950 

200 

1,150 

Subtotal 

3,550 

1,300 

4,850 

New Spaces by 1985 

5,100 

— 

5,100 

Proposed 1985 Supply 

8,650 

1,300 

9,950 

New Spaces after 1985 

3,150 

— 

3,150 

Total 

11,800 

1,300 

13,100 


Source: Marcou, O’Leary and Associates. 


Much of the increased parking supply, because of its 
location, will also serve the needs of Canal Street re- 
tail core. Besides the 13,100 spaces proposed, addi- 
tional parking will be created within the Quarter by 
individual owners developing new property on a lot- 
by-lot basis. 
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Figure 65: Proposed off-street parking 
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PART V 

THE ACTION PROGRAM 



The primary purpose of all public and private action 
proposed in the Vieux Carre Plan is to preserve and 
enhance the historic district’s tout ensemble. Future 
development and restoration activities must be guided 
by means of public controls and incentives to prevent 
the destruction of buildings, activities, and other en- 
vironmental components that collectively create the 
tout ensemble. 

The Action Program outlines a specific course of 
action for coordinating these public and private efforts 
over time to achieve the goals and policies of the 
Plan. Public facilities, services, and amenities are 
scheduled under the Program to stimulate private 
action and realize the Quarter’s substantial physical, 
social, and economic potentials. 

Many tools are today available for carrying out his- 
toric preservation but the application of these tools in 
a consistent and coordinated fashion remains largely 
untested. It is clear that administrative and enforce- 
ment mechanisms currently in use in the Vieux Carre 
have had limited effectiveness. Plans by themselves 
are not self-fulfilling and control devices by themselves 
usually lack direction and purpose. Conceived as a 
unified framework for mobilizing both public and 
private energies, the Vieux Carre Plan and Program 
proposes a new approach to historic preservation. 

The Action Program recommends scheduling the con- 
struction of a wide variety of capital improvements 
within the next 12 years to effectuate the Plan. In 
addition, concentrated code enforcement would be 
completed covering all buildings in the Quarter lakeside 
of the levee. The Action Program also includes guide- 
lines for private Improvements and proposals for zon- 
ing and administrative changes, particularly as related 
to the operation of the Vieux Carre Commission. 
Finally, the financial costs, benefits, and feasibility of 
the recommendations are examined and evaluated. 



Figure 66: Proposed code enforcement areas 


Proposed Code Enforcement 
Program 


Three code enforcement projects are proposed as part 
of the Action Program for completion during the period 
1968-1974. Two of the projects covering predominantly 
residential portions of the Quarter are eligible for fed- 
eral assistance under the Housing and Urban Re- 
development Act of 1965. The other project is pro- 
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Filled in patio at Manheim's Antiques 



Cabildo under restoration, 1968 


ructural conditions, rear of Ursuline Convent 


posed as a wholly local effort and would mcludn most 
of the remainder of the historic district, Thm arna is 
largely in nonresidential uses and therefuri^ m not 
eligible for federal assistance. 

Under the proposed scheduling, the entire Vieux Carff^ 
(except for dock buildings in good condition! winild 
be subject to the systematic onforcomont of housing, 
building, and related codes, including histone distnct 
architectural controls, within a six-yoar jx'fioil. 

Analysis indicates that the two areas proposed m 
federally assisted projects mans all axistmg aiigitiiidy 
requirements. Federal assistanco up to two- thirds of 
the cost of the program would be 4iv»iilabla th»3 city. 
Federal relocation grants would cover ihu iwiirn cu^t 
of relocation payments to any familms. individy.it*c 
or businesses displaced due to public action 

Direct federal 3 percent loans and rehabilstaiinn gr^irifs 
to eligible property owners -or fenants for financing re 
habllitation required to make prtjipteties t'onfofm xn 
applicable code requirements would also be exieiuied 
In addition. FHAunsured home leann 

under Section 220 (h) of the Matiofuii Hcnrimg Act 
would become available. 

The cost of planning, installing, constructing, anif tn 
pairing eligible public improvements would be mchids^d 
in the code enforcemcint pragram creii. i , nffeHt, 
curb, gutter, and public stdiiwalk unprovemieus. ti^xUn.: 
lights and signs; stfiicit name signs; publicly owfuni 
street lighting and stationary lire and police cmnmimi 
cation systems: and street tree planting. 

Systematic code ©r^forcement would expedite liw 
provision of a broad range of public impfmmmmxn fof 
a large portion of thci Quiifter wifhm u relatively Hhmi 
period of time. Combined wdh improved pytiiic nerv- 
ices the code anforcemenl prcigrarn repneienH an 
effective means for substantially improving hoirung and 
environmental conditions within the Vwuit Cmtti mm 
the next six years. 

Emphasis in the program would bn on mnmmum vofun 
tary compliance through active vMmm panic ipaiion 
Technical assistanco could bo mhmtimi to pmpmXf 
owners through advisory nmvicm, rniihmp 
and rehabilitation demonstrations. Exlitmg local or 
gamzations would be mobili/cid to pariicipaiii acbvtily 
m the actual planning and cmymg out of the program 
Oivon a strong sonsii of ntiighe,wrhoad uUmuInmUtm 



mui the economic inccintivns operatino In thi. \/u 
C.,rr.>, a riHlo onforcomon. proS hoSs cS 
o( achiovmt} pasitivo results quickly. 


Preserving Buildings of Major 
Importance 


Pr..nefv.ru3 the bu.ldmqs Of major architectural and 
i.sto.H-jm}w, m the Quarter is a key aim ofZ 
C.afr,. f>ia«. A!! avaiU-iblo tools must be applied 
to msiif.. fhat tiu.uiinqs ratod of nations/ or ma/or 
tiffhitinrtufiii hinftsfit: .titjmficanco are not allowed to 
butH.m.. tf.Hutuu.tt.Hj, d„siu;rattKi. or destroyed throuoh 
puj.iu- ,:wu:..rn and action. The accompanv- 
inq j.tM.t .tnd nuiji imfuratn the current physical condi- 
tiun uf ntrucfufi^s ifi thmw two categories. 

tAfili IH CONDITION OF BUILDINGS RATED OF 
MAJOR IMPORTANCE 
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Buildings of National Significance 

ffiM iUoh*nit4i, Custom House, and the 

l.ijyuioina fdattt Hank iyanh«nm‘s Antiques) among the 
14 i.ruiidif-upi rab^d of mittrjmii mgnificanm are well 
maaitainud and ifi gurid fitruclunil condition. Man- 
has hfliid in the ciriginal patio between 
tfiii m.un and ihtf building to the rear. This 

-iruv-it*? 'ihuufd be riimoved to expose the 
iifi-yauii i-iav*v-i| f*,af wall that onco enclosed the Di- 
tin.xmn n,..-orfi aud ihn tipim spiico should be recreated. 
?h»i i*.va-!iaii,ia lliiiidirig, which is owned by the 

mXf, af‘d !hM I uwnf Htaifaiba Building, owned by the 
*4!at»^ hav-*^ uuififf grain fiihabilitiition, but both 

luiiidaign ui nmnX of adtlilional ropairs. 

fho t.abiidu and Madami! John's Legacy, state owned 
buildings, fiuvii rifCi.mtly biMin closed to the 


public so that they may be restored. Both these facili- 
ties, including the two slave quarters at Madame 
John’s, at the time of the Vieux Carre Building Con- 
dition Survey were in need of major repairs. Work is 
now in progress, however, and both facilities will re- 
open to visitors in the near future. The U. S. Mint and 
the Ursuline Convent are less fortunate. The Mint has 
been turned over to the state by the General Services 
Administration for use as a museum and is now await- 
ing restoration. Before this, the building had seen use 
as a U. S. Coast Guard Station, a jail, and for the last 
decade has stood vacant. The condition of the build- 
ing Is rated in need of major repairs, but it will actually 
require a great deal more work than normally expected 
because of structural changes made at tne time it 
was converted to a jail. The Ursuline Convent, seriously 
damaged In the hurricane of 1966, has yet to be com- 
pletely repaired. A complete restoration program to 
restore the important group of buildings and open 
spaces making up the Convent has been prepared. 

All the buildings rated of national significance with the 
exception of Manhelm’s are in public or Institutional 
ownership. It is thus surprising that these structures 
have not received the level of maintenance they de- 
serve in view of their importance as part of the his- 
toric district’s architectural legacy. 


Buildings of Major Significance 

The condition of buildings rated of major architecturai- 
historic significance varies from excellent to dilapi- 
dated. The majority (119) of the 186 structures in this 
category are in need of minor repairs. A two-story 
Spanish period cottage in the 600 block of Bourbon 
Street and a small Greek Revival cottage In the 1000 
block of Governor Nicholls Street were up to a few 
months ago in dilapidated condition. However, the 
Spanish cottage is now being fully restored to become 
a restaurant. A number of structures, including the old 
“Bank of the United States” (Waldhorn’s Antiques) at 
339 Royal Street, the Skyscraper Building, St. Peter at 
Royal, and the Preval and Bouligny houses at 1215 and 
1217 Royal Street are in need of major repairs and 
should be restored as soon as possible. The Gallier 
house, 1132 Rc^al Street, the Beauregard House, 1113 
Chartres Street, and the Orleans Ballroom, 717 Orleans 
Street, are examples of structures rated of major archi- 
tectural-historic significance that have recently been 
restored under private auspices. 



Proposed Action 

Though priority should be given to the preservation of 
buildings of major importance, public action should 
also be directed toward insuring high standards of 
maintenance for other buildings identified as signifi- 
cant to the tout ensemble. The proposed program of 
action, thus, is applicable to a wider group of struc- 
tures than those rated of national or of major archi- 
tectural-historic significance. The program would con- 
stitute an especially important support for the recom- 
mended code enforcement projects. 

A revolving fund of at least $2 million should be 
established, provided by public and private sources, 
for loans to individuals and groups renovating and 
restoring structures of architectural and historic sig- 
nificance within the Vieux Carre. The fund should be 
administered by the Vieux Carre Commission or its 
successor when the recommended administrative re- 
organization is carried out. Properties would be re- 
quired to meet high restoration standards appropriate 
to their historic value to the community. In this way, 
authenticity could be strongly introduced as an objec- 
tive for future improvement activity. Additional funds 
of approximately $1 million should be made available 
to the Commission to undertake acquisition and main- 
tenance activities. 

Tax exemption should also be examined as a means 
for stimulating private restoration of properties. Tax 
exemption can be especially useful in abating in- 
creased taxation on improvements made to upgrade 
existing deteriorated structures of architectural and 
historic importance. The use of tax exemption and 
public acquisition to preserve structures of value in 
the Quarter is permitted under the Louisiana Constitu- 
tion but Is not included in the provisions of the Vieux 
Carre Ordinance. 

Under Section 605 of the Demonstration Cities and 
Metropolitan Development Act of 1966, the U. S. De- 
partment of Housing and Urban Development is au- 
thorized to assist in the acquisition of title to or other 
permanent interest in areas, sites, and structures of 
historic or architectural value in urban areas, and in 
their restoration and improvement for public use and 
benefit, in accord with the comprehensively planned 
development of the locality. The amount of any such 
grant shall not exceed 50 percentum of the total 
cost, as approved by the Secretary, of the assisted 
activities. The remainder of such cost shall be pro- 
vided from non-federal sources. 


A separate program of grants under the same 1966 
Act authorizes the National Trust for Historic Preserva- 
tion to undertake restoration of structures of historic 
and architectural value. Grants are not to exceed 
$90,000 per structure and are only for properties that 
the Trust has accepted and agrees to maintain for 
historic purposes. Though not limited to 50 percent 
of project cost, the grants cannot be used for pur- 
poses of acquisition or maintenance. 

The combination of local funds including the revolving 
fund, tax exemption, and the use of available assistance 
from the federal government and the National Trust 
should provide the basis for an effective program of 
preserving buildings of architectural and historic 
Importance within the Quarter. 


Proposed Zoning 


The Zoning Ordinance of the City of New Orleans is 
currently being revised by the City Planning Commis- 
sion and its consultant. Zoning is an Important tool for 
implementing the Vieux Carre Plan. Therefore, it is 
critical that all revisions to the existing ordinance and 
map be carefully related to agreed-upon public policy 
objectives for preserving and improving the historic 
district. The following discussion sets forth a series 
of essential guidelines for revising the existing ordi- 
nance as it applies to the Vieux Carre. 


Zones 

Under the present ordinance the Vieux Carre, as legally 
defined, is divided into three historic zoning districts: 
1) Vieux Carre Residential District, 2) Vieux Carre 
Commercial District, and 3) Vieux Carre Industrial Dis- 
trict. It is proposed that five historic zoning districts 
be established in the revised ordinance: two residen- 
tial, two commercial and one industrial. 

Residential Districts: The principal issue related to 
residential zoning in the Vieux Carre is density. At 
present the minimum lot area per dwelling unit for a 
single-family dwelling is 1,500 square feet, for a two- 
family dwelling, 1,000 square feet, and for multi-family 
dwellings, 800 square feet. 

It is recommended that the minimum lot area per 
dwelling unit for the proposed new residential zones 
be established as follows: 



VCR-1 


One-Family 
Two-Family 
Three-Family 
Four or More 
Family 


1,500 sq. ft. 
1,200 sq. ft. 
900 sq. ft. 

900 sq. ft. 


VCR-2 

1,500 sq. ft. 
1,000 sq. ft. 
800 sq. ft. 

600 sq. ft. 


Two residential zones reflect the fact that the Quarter 
contains a relatively large low-density residential sec- 
tion (lower Burgundy and Dauphine streets) where one- 
and two-family homes predominate and a number of 
high density areas where apartments predominate. 
Two residential zones will encourage a wider variety 
of housing types, prevent excessive conversions to 
apartments, and thus help control future population 
density in the Quarter. 


Commercial Districts: A broad range of commercial 
uses should be permitted in the Vieux Carre’s com- 
mercial districts. In addition, the vertical mixture of 
commercial and residential uses within buildings that 
has traditionally characterized the Quarter should be 
encouraged. However, the existing commercial zone is 
not sufficiently restrictive to exclude deleterious and 
harmful uses from the Vieux Carre. At present, all 
businesses are permitted except those that are spe- 
cifically prohibited. 

The more restrictive of the two proposed commercial 
zones would provide for restricted retail stores and 
service establishments that will attract and serve 
tourists and local residents and not adversely affect the 
character of nearby residences or detract from the 
historic character of the Vieux Carre. A less restrictive, 
general business zone is also needed for the major 
shopping areas within the Vieux Carre. 


Industrial District: Large scale industrial uses are be- 
coming economically obsolete within the historic dis- 
trict. Outlying sites can be better adapted to the needs 
of Industry, and undesirable environmental effects on 
nearby properties can be more successfully controlled 
there than in densely developed, Inner areas like the 
Quarter. However, wholesale and warehousing opera- 
tions of limited area and manufacturing uses having 
little or no objectionable influence on surrounding 
properties should be accommodated in certain portions 
of the Vieux Carre until they can be phased out. 



Figure 68: Proposed zoning 
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Height and Area Regulations 

It is recommended that the existing height limit of 50 
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feet within the historic district be retained. However, 
the Vieux Carre Commission in administering archi- 
tectural controls should insure that the height of any 
new or restored building be consistent with surround- 
ing structures, particularly along its street facade. 

Under existing policy the minimum lot width and 
depth; the depth of front and rear yards; and tho 
minimum width of side yards within the Quartor are 
not specified. This policy should remain unchanged. 
The typical building in the Vieux Carre covers the 
entire lot except for an enclosed courtyard or patio. 

All zones in the Quarter presently specify that mmy 
building hereafter erected or structurally aitored shall 
have an open and unoccupied space of not less than 
thirty (30) percent of the area of the lot for interior lots 
and not less than twenty (20) percent of the area for 
corner lots. This requirement should be applied to 
each of the proposed zones as the primary means for 
obtaining private open space. 

Off-Street Parking and Loading 

Off-street parking and loading is not roquired in ex- 
isting Vieux Carre residential and commercial zontnu 
Because of the special character of the thstonc dm' 
trict, off-street parking and loading should not be 
required in the ordinance except in the proposed uv 
dustrial zone. Parking facilities serving the entire 
Quarter should be constructed on tho ponptiory of 
the historic district and linked to an inter rial transit 
system, as proposed in tho Plan. To permit flexibility, 
however, off-street parking should bo allowed as a 
special exception in Vieux Carrci residential and ccnm 
mercial zones. In this way. tho location of parking 
facilities— now a serious disrupting olornent ■■■■■‘■cari bo 
properly controlled. Careful design standards are 
needed for all off-street parking, particularly in rmiani 
to screening and landscaping. 

Zoning Administration 

The responsibility for enforcing the city’s zoning ardi 
nance rests with the Department of Safety and Permits, 
Building regulations are enforced jointly by the Dts 
partment and the Vieux Carre Commission. The Com- 
mission should have similar concurrcint powers m re- 
gard to zoning administration. 

Applications for special oxceptions for iiropiiftam 
within the Quarter should bo reviowtjd by tho Vunjx 


Carre Cummissior) prior to consideration by the Board 
of Zoning Adjustments, Similar review powers should 
also extend to variances, conditional uses, and amend- 
ments to the zoning map and text. In this way, zoning 
can be coordinahHi with tho implementation of the 
Vieux Carre Plan on a day»by-day basis. 

Administrative and Legal 
Recommendations 

Legal Aspects of Historic Preservation 
in the Vieux Carre 

First official recognititm that historic preservation in 
the Vieux Carrt» was in the public interest apparently 
came with the adoption of a City ordinance on October 
t9P5. which tedablishod tho original Vieux Carre 
Histone: Preservation Area, consisting of twenty-two 
full squares and parts of twenty-four additional squares. 
A seartdi of City Archivinj failed to produce any fac- 
tual explanatiun an to tfie reasons underlying such 
appiirently gerryfimndefed baundaries, 

1he 1!I3S Constitutional Amendment (Louisiana Con- 
ntitutiort. Article XIV, Section 32A), defined the Vieux 
Car rtf section of the City an comprising all that area 
Within the City l innts of the City of New Orleans con- 
famed wittun fhe foilowtrui boundaries: The River, Up- 
town snto of i spianade Avenue, (ho River side of 
Rmipiirt Stnnd, and (he lower side of Iberville Street. 
Thin newly defined Vieux Carre Historic Preservation 
AfiHi consisted <d ap;iroximateiy 100 squares. The 
Amendment aufhon/ed the City of New Orleans to 
i:fisife a Vieux Carre Commission of nine members, to 
be appeanted by the Mtiytm, as proscribed in the 
Amendment, with the consent of tho City Council for a 
four year term and t«i servo without compensation. 

Under the authority o1 the 1936 Constitutional Amend- 
meri!. fhe City of New Orleans created the present 
Vieux Caff*! Cernrnissitjfi by ordinance on March 3, 

193 /. 

Thfi Vitnix Carre Ordinance tuts been amended three 
limes since 193/ in 1940 , 1941 and 1946 . The 1940 
armsiilriieni spelled out the duties of tho Vieux Carre 
Cciriiriussion in nomewtui! greater detail, and set up 
detailed ffiquifemenls with respect to signs in the 
Vieux Chtrfe aful the *iign pfirmit application require- 



ments. The 1941 amendment turned over possession 
of the property at 514-516 Chartres Street (The Old 
Napoleon House) to the Vieux Carre Commission for 
use as its headquarters and as an historical museum. 
The 1946 amendment exempted from regulation by the 
Vieux Carre Commission certain areas of the Vieux 
Carre. Currently, only the 1940 amendment is still in 
effect. Upon the adoption of the New Orleans City 
Charter in 1954, control of the property described in 
the 1941 amendment to the Vieux Carre Ordinance was 
vested in the new City Department of Property Man- 
agement. The 1946 amendment was declared uncon- 
stitutional by the Louisiana Supreme Court In 1964. 

The constitutionality of the Vieux Carre Ordinance has 
been challenged three times and upheld by the Loui- 
siana Supreme Court three times. 

The Comprehensive Zoning Law of the City of New 
Orleans created three special Vieux Carre zoning cate- 
gories, and Includes in its regulations affecting the 
Vieux Carre the requirement that. No occupancy 
permit shall be issued by the Director of Regulatory 
Inspections for any change in the use of any existing 
building until and unless a special permit shall have 
been issued by the Vieux Carre Commission. . . . 

It is doubtful that the 1936 Constitutional Amendment 
places the City under compulsion either to continue 
the existence of the Vieux Carre Commission, or the 
City’s interest in the preservation of the Vieux Carre. 
However, the City Chafter, In declaring that there shall 
be a Vieux Carre Commission to carry into effect pro- 
visions of the Constitution relating to the Vieux Carre, 
does place the City under some compulsion to maintain 
an Interest In the preservation of the Vieux Carre. 

A Demolition By Neglect Ordinance, adopted May 15, 
1958, requires the owners of buildings of historical and 
architectural value in the Vieux Carre to preserve their 
property against decay and deterioration; vests in the 
Vieux Carre Commission the authority to send notices 
to repair to persons violating the Ordinance; and pro- 
vides that if the notice is not complied with in thirty 
days, the violator may be prosecuted in Municipal 
Court. 

Other ordinances affecting the Vieux Carr© include the 
City’s Liquor Control Laws, Dog Control Ordinance, 
and Minimum Housing and Slum Prevention Ordinance. 

Certain weaknesses of the 1936 Constitutional Amend- 
ment and/or the Vieux Carr© Ordinance include; 



Figure 69: Legal boundary of the Vieux Carre, 1925 
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A — ^The Constitutional Amendment authorized the 
creation of the Vieux Carre Commission by the 
City of New Orleans; it does not create it; 

B — The Commission has no regulatory powers 
under the Amendment, but only such powers 
and duties as the City Council deems fit and 
necessary to grant; 

C — Only three of the Commission’s nine members 
are required to have special qualifications; 

D — ^The Commission is left by the Amendment with- 
out means of self-support. The Amendment does 
not require that an appropriation for mainte- 
nance of the Commission be included in the 
City’s operating budget. Nor is it required that 
the preservation of buildings in the Vieux Carre 
be included in the City’s capital program; 

E — ^The boundary descriptions of the Vieux Carre 
contained in the Constitutional Amendment are 
somewhat nebulous; 

F — Conspicuously absent from the Vieux Carre 
Ordinance are the provisions of the Constitu- 
tional Amendment which relate to tax exemption 
for those buildings designated by the Vieux 
Carre Commission as having historical and 
architectural value and those provisions which 
authorize the City to acquire by purchase, ex- 
propriation or otherwise such buildings as the 
Vieux Carre Commission may recommend. 

Agencies involved in the Administration 
of the Vieux Carre 

There are at least forty-two agencies involved in some 
way with the administration of the Vieux Carre. Twenty 
of these are governmental agencies having specific 
official responsibilities in the area; four are govern- 
mental agencies whose functions affect the Vieux 
Carre; and eighteen private agencies are actively in- 
terested in Vieux Carre affairs. 

Seven agencies administer publicly owned places, 
four agencies administer planning, zoning and build- 
ing regulations, three agencies are involved in the 
use of the streets, three agencies administer public 
safety functions, and three agencies perform health, 
sanitation, and sewerage and water functions. 


The Administrative Record of the 
Vieux Carre Commission 

The Vieux Carre Commission consists of nine mem- 
bers appointed for four-year terms by the Mayor, with 
the advice and consent of the City Council as follows: 
One from a list of two persons recommended by the 
Louisiana Historical Society; 

One from a list of two persons recommended by the 
Louisiana State Museum Board of Managers; 

One from a list of two persons recommended by the 
Chamber of Commerce of the New Orleans Area; 

Three qualified architects from a list of six qualified 
architects recommended by the New Orleans 
Chapter of the American Institute of Architects; 
and, 

Three to be appointed at large. 

Thus, only three members of the nine-man board are 
required to have special qualifications other than being 
citizens of the City of New Orleans. 

The Commission has four committees — architectural, 
budget, public relations, and alms and program. Only 
the architectural committee functions on a regular basis 
— meeting at least once and usually twice a month. 

It is ironic that while much attention has been given to 
possible conflict of interest situations occurring among 
the architect members of the Vieux Carre Commission, 
when a specific Instance of wrongdoing was uncovered 
by the District Attorney’s Office in September 1967, it 
was two non-architect members of the Commission who 
were indicted, one of whom was the Commission Chair- 
man. 

The Commission’s staff consists of a director, a sec- 
retary, a clerk and two inspectors. The Director is 
appointed by the Vieux Carre Commission and serves 
at its pleasure. All other employees are in the City’s 
Classified Civil Service. 

It Is clear from the statement of duties of the Director 
of the Vieux Carre Commission, adopted by the Com- 
mission In 1952, that the Commission intended that its 
Director exercise very little discretion. He was to func- 
tion primarily as an office manager and a buffer be- 
tween the Commission and its architectural committee, 



on the one hand, and other government agencies and 
the public, on the other. The Commission retained for 
itself and its architectural committee full power to make 
all decisions except those of a minor or routine nature. 
This has been the practice to date. 

The Commission’s 1965 budget ($32,384) amounted to 
.08 percent of the City’s total 1965 expenditure of 
$41,875,592. The Vieux Carre Commission could hardly 
be expected to do the job it was created to do with 
the paltry appropriations it has received. 

There are five classifications of Vieux Carre Commis- 
sion permits — minor repairs, major repairs, restoration, 
reconstruction, new building. Except for minor repairs, 
a Vieux Carre Commission permit Is not a building 
permit, but merely a recommendation to the Depart- 
ment of Safety and Permits that a building permit may 
be issued inasmuch as the applicant has met the re- 
quirements of the Vieux Carre Commission regulations 
and ordinances. Should the Vieux Carre Commission 
refuse to issue a permit, the appeal from this action 
goes directly to the City Council. 

The Commission’s policy governing the issuance of 
demolition permits does not set any standard for deter- 
mining what buildings have historic or architectural 
value. The policy is applied with varying degrees of 
consistency. 

There Is a lack of consensus between the Commission 
and preservation groups, and between members of the 
Commission themselves as to whether or not particu- 
lar buildings should be preserved. 

The record indicates that outside pressures have been 
a factor in the issuance of permits by the Vieux Carre 
Commission. There have been instances, also, where 
the City Council, upon appeal proceedings, has re- 
sponded to similar pressures. 

There Is a general lack of uniformity or consistency in 
the Vieux Carre’s overall administration of its affairs. 

In the opinion of informed attorneys, the City Attorney’s 
legal opinions and advice to the Vieux Carre Commis- 
sion have not always been consistent, and on occasion 
have been at variance with rulings of the Louisiana 
Supreme Court. 

Some of the Vieux Carre Commission’s failure to meet 
the expectations of preservation groups can be at- 


tributed to the fact that, by law, the Commission is 
merely an advisory agency. The City Council is the 
body having primary control of the “quaint and unique 
architecture” of the Vieux Carre. 

There has been a great laxity in bringing court action 
against violators of the Vieux Carre and other ordi- 
nances. Cases which are filed are seldom resolved 
without many undue delays, which may extend into 
the years. 

Businessmen with property interests In the Vieux Carre 
have seldom been willing, when these interests were 
affected, to accept the restrictions necessary to pre- 
serve this historic area. 

Administrative implications of Planning 
and Economic Proposals 

As has been noted in the foregoing, a major criticism 
of past performances of the Vieux Carre Commission 
has been the general lack of uniformity and consistency 
in the administration of its affairs. One of the primary 
causes may have been the lack of any standards for 
determining which buildings have historical and/or 
architectural value, and the relative value of each to 
the tout ensemble. Having no firm policies or standards 
for guidance, it is not surprising that from time to time, 
as the members of the Commission changed, decisions 
also changed according to the varying judgments of 
the individuals making up the Commission at any point 
in time. Inconsistency in such a circumstance Is in- 
evitable. 

In addition, until now, the concept of tout ensemble 
has been rather vague and indefinite. Simply stated, 
tout ensemble describes the concept that preservation 
efforts must be directed not just at buildings but at 
the sum total effect, buildings plus environment. How- 
ever, inasmuch as existing law deals only with preser- 
vation of buildings, a friendly ruling by the Louisiana 
Supreme Court (City of New Orleans vs. Pergament) 
has been the basis for public actions In this regard. 

The Composite Treatment Index developed in this 
Demonstration Study, and the Architectural-Historic 
Evaluation resulting from the Tulane Vieux Carre Sur- 
vey, provide an authoritative method for consistent 
historic preservation tout ensemble decision making 
in the Vieux Carre henceforth. 

The Tulane Survey material has been organized into 


a library of 120 volumes, which has been microfilmed 
on 17 rolls. It includes a bibliography of the documen- 
tation of ownership, uses, etc., of buildings and sites 
in the Vieux Carre, photographs of the complete linear 
face of the Vieux Carre as of 1961-1965. photographs 
of every important old map and many major surveys, 
old drawings, engravings, water-color sketches, por- 
traits, paintings and antique photographs. 

A series of profile drawings of every street In the Vieux 
Carre is included in the material because no photo- 
graph can show space and design relationships along 
a whole street without distortion. These are simple 
sketches, in a kind of architectural shorthand, show- 
ing the outlines of each structure, its relationship to 
its neighbors, its proportions, and its contribution to 
the tout ensemble. These drawings prove that much of 
the historic charm of the Vieux Carre exists in the scale 
of the buildings and their space relationships (the 
tout ensemble). 

The Tulane Survey developed an evaluation scale for 
rating each building and site in the Vieux Carre for its 
architectural and/or historic importance. This evalua- 
tion is presented on a color-coded map showing the 
building pattern, the strengths and weaknesses and 
growth tempo of the area. 

As has been pointed out in this report, a consideration 
of architectural-historic significance alone is insuffi- 
cient to provide guidance on preservation treatment. 

The Composite Treatment Index, devised in this Dem- 
onstration Study, scores each building in the Vieux 
Carre on the basis of each of three factors — t) a build- 
ing’s architectural-historic significance. 2) its land U5»e 
compatibility, and 3) its physical condition. 

Thus, there is now the basis for developing legally 
and administratively sound policies and procedures for 
guiding change to preserve the tout onsemblo a 
principal aim of public action in the Vieux Carre, 
second only to preserving it as an historic district of 
national significance. 

The guidelines suggested in another section of this 
study for revising the existing City Zoning Ordinance 
as it applies to the Vieux Carre should bo considered 
as a temporary measure until a more '’selective’* type 
zoning can be developed for the Vieux Carre. 

Zoning sections of a city for particular uses— i.e., rosi 


dentiaf, commercial, industrial, etc. — which are de- 
signed to control development of the “modern” en- 
vironment. when applied to an historic preservation 
area, can destroy essential ingredients of what should 
be preserved. A major purpose of preservation is to 
insure the continuation of the Vieux Carre’s identity, 
diversity, and autharnicity. Under the zoning suggested 
in this report (as well as under the existing zoning and 
in the proposed now zoning ordinance), corner grocery 
stores, small craft shops, coffee houses, etc., would 
become nonconforming in residentially zoned areas, 
which could inhibit proper renovation and restoration 
of structures housing such nonconforming uses, and in 
time these intricate parts of the tout ensemble could 
be removed from the scone. 

In general, developing ‘'soloctivo” zoning would in- 
volve; 

1 — examining block faces on each side of every 

street irt the Vieux Carre, between intersecting 
streets and tletermining the traditional land uses, 
within a period in history from 1720 to 1950, of 
eaeJj block face; 

2 relating traiiitioinal uses to the desired land uses; 

3 /tuung bk)ck fat:es on each side of a street, be- 
twc»en intersecting streets to continue (or provide 
for) the traditional or desired land uses. 

Tfie same examiriatian could provide information on 
the tiiagtits of buildings along block facings in each 
s(|uare of ttie Vieux Carre, wfiich would form the basis 
for tieigtit regulations for each block face. 

As an example of the foregoing, if block faces on either 
.sldit of a fdreet betweerr intersecting streets had a total 
of five traditional commercial uses with the remainder 
of the ansa traditionally occupied by a given number 
of residential ustei, regulations could be drafted which 
would fitirmit not mori! than five commercial uses with- 
in those parlicubir tMock faces nor more than the given 
fiumtier of fteiidentiai uses. Similarly, if, traditionally, 
the block facing!; on one street, between two inter- 
sectinti had obsrtrved building heights of not 

less than ”X" number of feet nor more than “Y” num- 
ber (d feet, height rf!r|ulatitms could be spoiled out to 
the ifffect that fitrucdural renovations or now construc- 
tion would permit structure heights of not less than 
"X” nor more ftian ”Y” feet. 

In addition, the poraability should be explored of de- 



veloping a total cubic foot building limit for each square 
based upon the traditional uses. This device may prove 
effective in assuring the continuance of the variety of 
building heights which make each block face distinc- 
tive. Density of use and mass of structure should be 
rigorously held to the “traditional” level. 

In order to accomplish “selective” zoning, it will be 
necessary to convert all of the information and data 
developed by both this Demonstration Study and the 
Tulane Survey to electronic data processing language, 
and develop procedures for maintaining the data on a 
current basis. Initially, it may be necessary to experi- 
ment with various alternatives until a base is estab- 
lished upon which the details of a selective zoning 
ordinance may be built. 

This method of zoning would be a viable part of the 
desired process of historic preservation to accommo- 
date the Vieux Carre to change while insuring the 
continuation of the historic districfs identity, diversity 
and authenticity. 

Inasmuch as the housing, sanitation, fire prevention, 
building and related codes are primarily concerned 
with public safety, the most are based upon national 
professionally established standards, strict enforce- 
ment of the letter of the codes in the Vieux Carre 
could have a devastating effect. In order to avoid situa- 
tions similar to the fire escape incidents of the post- 
World War II years, each of the codes should be care- 
fully reviewed, and a special section applicable to the 
Vieux Carre historic preservation area only should be 
drafted for each code which would provide the neces- 
sary safety levels without disturbing either the archi- 
tectural integrity of buildings or the appearance of the 
tout ensemble. In drafting these special code sections 
care should be exercised to guard against waiving 
minimum housing and minimum sanitation standards. 
The special code sections could then be assembled 
together with the Vieux Carre preservation regulations, 
Architectural-Historic Evaluation, and the Composite 
Treatment Index, into a single volume, which would 
then constitute the Vieux Carre Historic Preservation 
Code. Once this Is accomplished, comprehensive code 
enforcement programs as recommended in this study 
should be initiated. 

Public Administration Framework for 
Vieux Carre Preservation 

It would be desirable if a general reorganization could 


be developed which would result in: 

# the Board of Managers of the Louisiana State 
Museum being responsible for the management 
of all public museums and public historic places 
in the Vieux Carre; 

# the management of revenue producing, publicly 
owned real estate in the Vieux Carre being 
centralized in a single municipally owned cor- 
poration; 

# the day-to-day municipal services in the Vieux 
Carre continuing to be performed by the ap- 
propriate City agencies; 

# tourist promotion continuing to be a function of 
the State Tourist Bureau of the Louisiana De- 
partment of Commerce and Industry, in co- 
operation with the specialized functions of the 
Greater New Orleans Tourist and Convention 
Commission; 

# the administration of preservation functions be- 
ing the responsibility of a revitalized Vieux 
Carre Commission. 

It Is inconceivable that the Vieux Carre (the original 
City) could or should ever be physically separated 
from the government of the City of New Orleans. Hence, 
the most appropriate type of agency to perform the 
preservation functions is a special district of City 
government. 

It is recommended that such a district be established 
and referred to officially as the Vieux Carre Historic 
Preservation District of the City of New Orleans. 

The boundaries of the Historic Preservation District 
should be defined as: The middle of Iberville Street, the 
middle of North Rampart Street, the middle of Es- 
planade Avenue, and the mean low waterline of the 
Mississippi River. 

The main objective of exercising controls in the Vieux 
Carre is to continue it as a living, functioning com- 
munity, not as a museum complex. With this in mind, 
the functions of the Vieux Carre Historic Preservation 
District should be: 

# To enforce preservation regulations; 

# To coordinate the activities of other regulatory 
agencies operating in the Vieux Carre; 


• To coordinate public and private preservation 
efforts in accordance with the official Plan; 

A To develop and forward planning and zoning 
proposals, including capita! program requests 
to the City Planning Commission for inciiision 
in the Official Master Plan and city-wide capital 

program; 

H To assist the City Planning Commission in main- 
taining a continuing planning process; 

• To maintain on a current basis buildings invon™ 

tory information; 

0 To provide architectural and historic informa- 
tion services for property owners and othiifs 
involved in repairs, renovation, rostoration. arul 
rebuilding; as well as researchers, scholars and 

writers; 

0 To report on a continuing basis what is happen- 
ing in the Vieux Carre, particularly in relatitwi 
ship to the Plan— j*e., the state of the Vieux 
Carre. 

It is recommended that the management of the Vhhih 
Carre Historic Preservation District should be the m 
sponsibility of a seven-man Board of Commissioner*;, 
which would replace the present Vieux Carre Com 
mission. The District Board of Commissioners wouUi 
be selected as follows: 

The Mayor, with the consent of the City Council. 

would appoint 

• one commissioner from a list of tho-^e per- 
sons nominated by the New Orleans Ctmpler. 
American Institute of Architects to servt^ six 
years; 

• one commissioner from a list of three per- 
sons nominated by Tulane University to serve 
five years; 

% one commissioner from a list of thre«i per 
sons nominated by the New Orleans Bar As 
sociation to serve four years: 

• one commissioner from a fist of per 

sons nominated by the Chamber of Com 
merce of the New Orleans Area to lattvi? 
three years. 


In addition, one commissioner would be designated by 
the City Planning Commission from among its mem- 
bership to serve two years; and one commissioner 
would be designated by the Board of Zoning Adjust- 
ments from among its membership to serve one year. 

Thereafter, these commissioners would serve six-year 

staggered terms. 

The seventh commissioner would bo a Vieux Carre 
resident and/or property owner appointed by the 
Mayor, with thtr consent of the City Council, to serve 
a fouf 'yiKir term, coincident, with that of the Mayor. 
The mt^mbers of the Board of Commissioners would 
elect a chairman to serve a one-year term. A chairman 
could not succeiHi himself. 

While thert^ is no sureTin> method of selecting mem- 
tiers id the Btiartl wtuch. of and by itself, will definitely 
anruife that the appointees will be qualified, by the pos- 
‘.t'ssion of taste *ind integrity, etc., the recom- 

rmsuliHl siMecfum rmdhod offers reasonable assurance 
that iHimptdont, fut|h calibim persons will be nomi- 
nalod, and that ttie ffeuilting Board of Commissioners 
will Ciintain tfie variety of expertise required to properly 
fiarulli* comploii pf#*«;ervation pcdicy decision making. 
In ailtjiiion. st.itmtasni} ttm hums of the directors not 
tmly as*uifos c:untinuity in tlirecting the affairs of the 
Pr»n;ef vation District, but it lessens the potential for 
arbibary priiitical mterforence. without diminishing the 
Mayor'** official ovofsdl responsitnlity for the proper ad- 
ministration of tfio affairs of the entire City. 

In addiiuHi to die pimers and authority currently 
t^xefC5*ani by Ifm Venix Caffe Commission, the Vieux 
Carre Historic Ihesf^rvation District Board of Commis- 

siorit^rs sf*ould 

H initiate purser vation code recommendations to 
die Caty Canmci!; 

0 enforce preservation regulations consistent with 
die Vieux CCirre Preservation Code; 

H huvM prime resp.ansdnlity for enforcing the pres- 
♦evufion stndiuns of tfie Preservation Code, and 
raincurrfmt authority with the other regulatory 
.irpau ies wfueai Vieux Carre regulations are 
included in the Preservation Code; 

H tfie 4uduifity to require tfie posting of p©r- 

ftamance bunrls a*, a prerequisitt? to processing 



of applications for permits for major repairs, 
restoration, reconstruction, new building and/or 
demolition; 

^ have the authority, where buildings of archi- 
tectural or historical importance, or which are 
significant to the tout ensemble, are in danger 
of demolition by neglect, to: 

a. ) certify to the City Council that the property 

should be expropriated, restored and re- 
sold for private use in accordance with the 
Plan; or, 

b. ) cause to be made, under its supervision, 

essential repairs required to place the 
building in structurally sound condition, 
placing a lien upon the property for the 
cost of such repairs. 

• review all applications for special exceptions 
and variances for properties within the Vieux 
Carre prior to consideration by the Board of 
Zoning Adjustments. Similar review powers 
should also extend to conditional uses, and 
amendments to the zoning map and text; 

• have authority to approve designs for sidewalk 
construction, sidewalk plantings, and street 
furniture in accordance with standards that 
have been agreed upon between the Board of 
Commissioners and the appropriate City de- 
partment which has jurisdiction over the facili- 
ties proposed; 

• have authority to retain its own attorney and to 
prosecute violations of the Vieux Carre Preser- 
vation Code; 

• have the right to review all plans for alteration, 
renovation, restoration or construction of public 
buildings, City and/or State, in the Vieux Carre. 
The Board of Commissioners should have the 
right to request any Federal agency to submit 
for review plans for alteration, renovation, res- 
toration or construction of any Federal building 
in the Vieux Carre. (As a matter of fact, the 
Federal government, either by Congressional 
action or by a policy ruling of the General 
Services Administration, should require that any 
alteration, renovation, restoration or construc- 
tion of any Federal building or area in an his- 
toric preservation district shall be in conform- 


ance with the regulations of said district, in- 
cluding securing approval from the historic 
preservation district in the form of a permit or 
a certificate of appropriateness. When pub- 
lic building construction is found to be not in 
conformance with the Plan, and detrimental to 
the preservation of the tout ensemble, the 
Board should so certify to the appropriate re- 
sponsible public official. The Board should 
recommend that the City seek prompt Injunc- 
tive relief in a court of competent jurisdiction, 
to prevent any such nonconforming or detri- 
mental building construction; 

# have authority to approve all City capital im- 
provement programs involving the Vieux Carre; 

# certify to the City that municipal and parochial 
taxes should be abated, to the extent of the 
additional cost of the improvements on renova- 
tions or restorations of properties of historic or 
architectural importance due to the require- 
ments of the Vieux Carre Historic Preservation 
District. 

Provision should be made for appeals from, or protests 
of, any actions by the Vieux Carre Historic Preservation 
District Board of Commissioners to the City Council 
by any interested party within a specified period of 
time. 

A two-thirds vote by the City Council (five votes) should 
be required to override decisions or actions of the 
District Board of Commissioners. A simple majority of 
the City Council (four votes) should be required to 
affirm Board actions. 

The City should be required by law to provide a level 
of financing to the Vieux Carre Historic Preservation 
District Board of Commissioners to enable it to carry 
out its preservation goals effectively. Although, gen- 
erally, tax dedications are to be frowned upon, in this 
instance a means of financing might be to transfer 
one-fifth mill of the ad valorem tax from the Board of 
Levee Commissioners of Orleans Levee District to the 
Vieux Carre Historic Preservation District. This would 
amount to approximately $200,000 per year. 

An alternate means of financing might be to require 
that the City shall provide in its operating budget for 
the Historic Preservation District an amount equal to 
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and the intents and purposes of the recommendations 
contained therein. 

The processes referred to above should include the 
officially-charged commission of experts as the agency 
responsible for the periodic reevaluation of the archi- 
tectural-historical ratings of such buildings and areas 
in the Vieux Carre. An alternative might be to structure 
a rating commission, and develop operating procedures 
for it, along the lines employed in the Tulane Vieux 
Carre Survey. 

Legislation must be prepared to amend and/or reenact 
pertinent provisions of the Louisiana Constitution, the 
New Orleans City Charter, and the Vieux Carre Ordi- 
nance, in order to carry into effect the recommenda- 
tions for designating the Vieux Carre Historic Preser- 
vation District of New Orleans and replacing the Vieux 
Carre Commission with an Historic Preservation Dis- 
trict Board of Commissioners to administer its affairs. 

In view of the approach being taken by the Louisiana 
State Law Institute in its revision of Article XIV, it is 
particularly important that the constitutional amend- 
ment, amending Section 22A of Article XIV, required 
to create the Vieux Carre Historic Preservation District 
be concise. 

Consideration must bo given to the possible adverse 
implications of the Law Institute’s stated objective— 
(i.e., that the Legislature should be granted adequate 
authority in the future to deal with all phases of local 
government)— may have upon historic preservation in 
the Vieux Carre. Suitable safeguards against any undue 
interference on the part of the Legislature in Vieux 
Carre affairs should not only be included in the con- 
stitutional amendment, but in the amendment to the 
Home Rule Charter of the City of Now Orleans as well. 

The amendments to Now Orleans’ Home Rule Charter 
required to create the Vieux Carre Historic Preserva- 
tion District as recommended should bo as conciso as 
possible. 

All of the details necessary for the creation and opera- 
tion of the Vic3ux Carre Historic Preservation District 
as recommended should bo spelled out in a reenacted 
Vieux Carre Ordinance. (Texts of suggested legislation 
are included in the technical supplement on legal and 
administrative recommendations.) 


Developing a Model Preservation Law 

The language of the suggested constitutional, charter, 
and Vieux Carre Ordinance amendments has been 
tailored to accommodate the specific situations and 
relationships that exist in and between the Vieux Carre, 
the City of New Orleans and the State of Louisiana; 
hence, these suggested laws may not be suitable for 
verbatim application to other historic preservation 
areas elsewhere in the nation. Therefore, in order to 
develop a model which might have general applica- 
tion, historic preservation laws existing In other states 
and localities were examined and evaluated in the light 
of the legal and administrative experiences of the Vieux 
Carre Commission and the conclusions and recom- 
mendations developed In this Demonstration Study. 
A suggested model state preservation law has been 
drafted which includes guidelines, terms and conditions 
for local governing bodies to create and establish his- 
toric preservation districts. 

The recommendations contained herein are far-reach- 
ing, and their complete implementation will take several 
years. A sustained, positive, aggressive, coordinated 
effort on the part of political, civic and business leaders 
of the community will be required for the recommended 
Vieux Carre Historic Preservation District of New Or- 
leans to become fully operational. 

In order to avoid additional deviation from or destruc- 
tion to the tout ensemble during the interim, it is rec- 
ommended that, until the District Board of Commis- 
sioners Is activated: 

1. no more high density hotel-motel construction 
should be permitted within the Vieux Carre; 

2. no more heavy-traffic generating land uses should 
be permitted in the Vieux Carre; 

3. positive steps should be taken by the present 
Vieux Carre Commission and/or the City Council 
to insure that all restorations and all new con- 
struction are designed authentically and conform 
to the tout ensemble. 


Private Investment 


Private Investment will be the principal means for im- 
plementing the Vieux Carre Plan. The quality of future 
private development and rehabilitation activity in the 
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Quarter is a matter of prime concern. Unlike many 
historic areas the stimulation of private capital is not 
a serious problem In the VIeux Carre generally, al- 
though pockets of deterioration exist where private 
investment in building maintenance and restoration has 
been inadequate to date. On the whole, however, the 
quality rather than the quantity of private investment 
poses the most serious problem to implementing suc- 
cessfully the goals of the Plan. 

The Plan identifies locations within the historic district 
where private redevelopment and investment in new 
structures should be undertaken. Much of this is of 
the “jigsaw puzzle” variety, replacing one or two build- 
ings within a block with minimum disruption to the 
tight-knit pattern of existing development. The amount 
of appropriate new development will, of course, be 
limited. Most of the private funds needed for future 
preservation efforts will go into the restoration and re- 
habilitation of existing structures within the historic 
district. 

Rehabilitation Survey 

To assist private groups and Individuals in making in- 
vestment decisions on Vieux Carre properties, a survey 
was made of the costs and economic feasibility of 
rehabilitating various types of structures within the 
historic district. 

For the purpose of this analysis, rehabilitation has been 
defined as the alteration of the physical nature of a 
building to the point where it is at least a safe, sound, 
and decent structure capable of serving a viable eco- 
nomic use. In keeping with overall historic preserva- 
tion objectives this rehabilitation Is accomplished with- 
out significant alteration to the exterior appearance of 
the building. 


4. To analyze the relationship between costs and 
returns and to draw conclusions concerning the 
economic worth of actually undertaking rehabili- 
tation. 

5. To apply to the entire Vieux Carre the knowledge 
gained from the above analyses of a selected 
sample of structures. 

Nine structures were selected as representative of the 
dominant building types in the Quarter. Plans for the 
rehabilitation of these structures to meet standards of 
minimum, moderate, and extensive rehabilitation were 
drawn up and submitted to a local contractor active 
in the Vieux Carre who estimated the cost of under- 
taking the work necessary to bring the structure up to 
the rehabilitation standards defined for each category. 
In this manner cost figures reflecting the outlays re- 
quired to rehabilitate the building were derived. The 
value of the structures prior to rehabilitation has been 
estimated on the basis of assessment records. The 
post-rehabilitation values are based upon capitaliza- 
tion of the income which would be generated by the 
structure. Finally a conclusion is drawn concerning the 
worth of rehabilitation when compared with the ability 
of the building to support original plus rehabilitation 
costs. 

Key to an economic analysis of rehabilitation Is the 
estimating of costs required to perform minimum, mod- 
erate, and extensive rehabilitation of the building. It is 
assumed that the building is viable in its current, lower 
order use and poor physical condition. Furthermore, 
it is assumed that rehabilitation will require significant 
expenditures and that these will necessitate upgrading 
the use of the structure and possibly even a complete 
conversion of use in order to support these costs. 

Inventory of Structures 



Double Shotgun House 


Prototype buildings 


Economic analysis was undertaken to accomplish the 
following: 

1. To estimate the cost of actually performing the 
rehabilitation work necessary to achieve mini- 
mum, moderate and extensive stages of rehabili- 
tation. 

2. To estimate the income that rehabilitated struc- 
tures will generate if used for investment pur- 
poses. 

3. To determine the market value of the structure 
after the completion of rehabilitation work. 


Though nine structures were selected as representative 
of the major building types presently existing in the 
Vieux Carre, two of these were evaluated for two dif- 
ferent uses. This brought the total number of cost esti- 
mates to eleven. The structure types considered were: 

1. Slave Quarters (two) 

2. Single Cottage 

3. Single Shotgun House 

4. City House, Type One (with hipped roof) 

5. City House, Type Two (with flat roof) 

6. Large Frame Residence 

7. Double Shotgun House 

8. Large Masonry Building 





These structures are located in several parts of the 
Vieux Carre. There are none, however, in the intensive 
tourist area which roughly includes the squares around 
Chartres, Royal and Bourbon streets. 

The smallest structure to be considered is a two-story 
Slave Quarters building at 427-29 Burgundy. It con- 
tains approximately 1,060 square feet. The largest 
building is the three-story City House (Type Two) lo- 
cated at 312 Decatur Street which contains a total of 
8,208 square feet 

Table 19 sets forth the rehabilitation costs for each 
structure as submitted by the New Orleans contractor. 
The first two figures assume the retention of the exist- 
ing use of the building while the last represents a total 
rehabilitation based upon rearrangement of the interior 
to reflect new uses and expanded utility. Table 21 
shows the same rehabilitation cost data on a per square 
foot basis. 

Absolute Costs of Rehabilitation 

Table 20 shows that it will cost from $3,031 to $15,459 
to bring the sample Vieux Carre structures up to stand- 
ards of minimum rehabilitation. The cost of rehabilitat- 
ing the smaller cottages, slave quarters, and shotguns 
is between $3,000 and $4,000 for single unit or apart- 
ment uses. It will cost from twice to five times as much 
to bring the larger, more complex buildings to minimum 
standards. 

The cost of moderate rehabilitation ranges from $6,749 
to $36,129 depending on the typo of structure. In most 
instances this expenditure is about twice that for mini- 
mum rehabilitation of the same building. The nature of 
the structure, however, forces the cost of moderate 
rehabilitation for the large masonry house to a level 
four times greater than that for its minimum rehabili- 
tation. 

Extensive rehabilitation requires the complete restora- 
tion of the structure and a romodoling for modern uses. 
Costs are somewhat greater than they would be if it 
were not necessary to maintain historic preservation 
standards. Extensive rehabilitation is essentially a com- 
plete rebuilding. Consoquijntly rehabilitation costs run 
from $25,000 to $131,000 per building. 

Per Square Foot Costs of Rehabilitation 

The rehabilitation costs set forth above can vary with 
the size of any particular building within a structure 


type. A more accurate method of analyzing these ex- 
penditures is to put them all on a per square foot basis. 
This approach also permits greater applicability when 
estimating the cost of rehabilitating buildings which 
are not one of the nine examples. 

Table 21 shows that for minimum rehabilitation the 
lowest per square foot cost figures are those for 
structures of masonry construction. These run from 
$1.21 to $1.56. The most expensive structure to bring 
to minimum rehabilitation is the large frame house at 
$3.86 per square foot. The smaller, more numerous 
examples of cottages, slave quarters, and shotguns 
have costs running between $2.12 and $2.92 per square 
foot. 

At the moderate rehabilitation level per square foot 
cost figures range from $4.44 to $6.36 except for the 
two city houses where the figures are $2.98 and $2.79. 

As was indicated in the paragraphs above the absolute 
cost of extensive rehabilitation is considerable. This 
condition is carried into the square foot cost figures 
which are comparable to, if not excessive of, the cost 
of totally new construction. The two city houses again 
show the lowest per square foot restoration costs at 
$13,46 and $15.88. Costs for other structures run from 
$19.96 for a single cottage rehabilitated as a single 
unit to $24.82 for the large frame house rehabilitated 
as six apartments. 

The rehabilitation cost figures developed for ail levels 
of rehabilitation appear consistent and reasonable 
enough to warrant their application to other structures 
in the Vieux Carre. 

Economic Viability 

The purpose of this analysis is to determine not only 
what it will cost to rehabilitate structures in the Vieux 
Carre but to define the relationship existing between 
the total of these costs plus original acquisition cost 
and the income which the building can generate at 
each stage of rehabilitation. As noted, the various re- 
habilitation cost figures set forth above must be applied 
to the structure’s original cost to get the total cost of 
rehabilitation. In addition, an income stream based on 
current rental rates in the Vieux Carre must be de- 
termined. This income stream is used as the basis for 
estimating the building’s capitalized or market value, 
which is compared with the total cost of rehabilitation 
to determine the extent of deficiency or excess of 
market value in relation to total cost of rehabilitation. 
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Figure 71: 1117 Decatur Street 


TABLE 19. VIEUX CARRE 

REHABILITATION 

SURVEY 





BUILDING TYPE City House— 

ADDRESS 1117 Decatu r Street 

Type 1 (Hipped Roof) 

USE Retail and Apartments 

Component 

Minimum 

Action 

Costs 

Moderate 

Action 

Costs 

Extensive 

Action 

Costs 

EXTERIOR 

Painting & Glazing 

Repaint 

$2,120.00 

Repaint 

$ 2,120.00 

Repaint 

$ 2,120.00 

*Brlckor Stucco 

— 

0 

Repoint 

300.00 

Repair 

800.00 

Wood Siding 

— 

0 

Minor 

0 

Major 

0 

Windows, Frames & Blinds 

— 

0 

Repair 

Repair 

240.00 

Repair 

Replace 

1,200.00 

Doors & Frames 

— 

0 

Repair 

1,000.00 

Replace 

6,000.00 

*Stairs or Steps 

Repair 

0 

Repair 

150.00 

Replace 

900.00 

Roofing 

Patch 

65.00 

Patch 

65.00 

Reroof 

500.00 

Sheetmetal 

Repair 

45.00 

Replace 

690.00 

Replace 

690.00 

*Cornice or Parapet 

— 

0 

Repair 

200.00 

Replace 

2,000.00 

Framing Repairs 

— 

0 

Minor 

100.00 

Major 

0 

*Porch, Balcony or Veranda 

Repair 

100.00 

Repair 

100.00 

Replace 

520.00 

Chimney 

Repoint 

100.00 

Repoint 

100.00 

Repair 

200.00 

Foundation Repairs and 
Paving 

— 

0 

Repoint 

300.00 

Repair 

1,200.00 

SUB TOTAL 


$2,430.00 


$ 5,365.00 


$16,130.00 

INTERIOR 

Painting 

Repaint 

$2,511.00 

Repaint 

$ 2,511.00 

Repaint 

$ 6,980.00 

Walls 

— 

0 

Repair 

400.00 

Replace 

14,460.00 

Ceilings 


0 

Repair 

250.00 

with 

Gypsum 

Bd. 

Replaster 

3,600.00 

Wood Flooring 

Refinish 

706.00 

Refinish 

706.00 

Repair & 

806.00 

Ceramic Tile 

Grout 

0 

Repair 

0 

Refinish 

Replace 

529.00 

Resilient Tile 

— 

0 

Patch 

0 

Replace 

662.00 

Trim 

— 

0 

Repair 

1,360.00 

Replace 

2,520.00 

Plumbing 

— 

0 

Repair 

250.00 

Replace 

2,290.00 

Fixtures 

— 

0 

Replace 

300.00 

Replace 

1,200.00 

Air Conditioning &/or 
Heating System 


0 

(Minor) 

Repair 

150.00 

(All) 

Provide 

3,600.00 

Wiring 

— 

0 

Repair 

486.00 

Rewire & 

804.00 

*Cabinets 



0 

Repair 

200.00 

New Fix. 
Replace 

1,440.00 

Shoring & Demolishing 

— 

0 

Minor 

200.00 

Major 

500.00 

Insulation 

— 

0 

— 

0 

In Attic 

144.00 

Finish Hardware 

— 

0 

Repair 

200.00 

Replace 

0 

SUB TOTAL 


$3,217.00 


$ 7,013.00 


$39,535.00 
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TABLE 19. VIEUX CARRE REHABILITATION 

SURVEY , CONTINUED 



miscellaneous 

Cleaning & Hauling 

Fees, Insurances, Taxes, 

Supervision, Etc. 

$ 50.00 

490.00 

$ 75.00 

1,868.00 

$ 500.00 

8,425.00 

SUB TOTAL 

$ 540.00 

$ 1,943.00 

$ 8,925.00 

TOTAL 

$6,187.00 

$14,321.00 

$64,590.00 

* Where Applicable 

Source: Paul Jensen, General Contractors, New Orleans, Louisiana. 


TABLE 20. REHABILITATION COSTS 

OF SAMPLE VIEUX CARRE 

BUILDINGS 




Address of 

Prototype 



Rehabilitation Costs 


Building Type 

Use 

Minimum 

# 

Moderate 

Extensive 

Single Cottage 

427 Burgundy 

Single Residence 

2 Apartments 

$ 3,251.00 
3,251.00 

$ 6,826.00 
6,826.00 

$ 30,654.00 
37,t76.00 

Slave Quarter 

427 Burgundy 

1 Apartment 

3,031.00 

6,749.00 

25,747.00 

Slave Quarter 

517 Dumaine 

1 Apartment 

2 Apartments 

3,354.00 

3,354.00 

7,286.00 

7,286.00 

29.459.00 

32.554.00 

Single Shotgun 

822 St. Rotor 

Single Residence 

3,852.00 

7,629.00 

27,907.00 

House 

City House 

Type 1 

1117 Decatur 

Retail and 

3 Apartments 

6,187.00 

14,321.00 

64,590.00 

(Hipped Roof) 

City House 

Type 2 

312 Decatur 

Retail and 

4 Apartments 

10,012.00 

23,122.00 

131,479.00 

(Flat Roof) 

Large Frame 

632 Esplanade 

6 Apartments 

15,459.00 

25,332.00 

99,415.00 

Residence 

Double Shotgun 

720 Esplanade 

3 Apartments 

6,883.00 

13,108.00 

50,179.00 

House 

Large Masonry 

620 Ursulina 

5 Apartments 

8,875.00 

36,129.00 

126,021.00 

Building 


Source: Paul Jensen, General Contractors, New Orleans, Louisiana. 


TABLE 21. PER UNIT COST OF REHABILITATING SAWPLE VIEUX CARRE STRUCTURES 
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TABLE 22. TOTAL COST OF REHABILITATING SAMPLE VIEUX CARRE STRUCTURES 


OriKinal Cost After Rehabilitation Stages 

Acquisition — — 


Structure Type 

Costs 

Minimum 

Moderate 

Extensive 

Single Cottage* 

$32,000 

$35,251 

$ 38,826 

$ 62,654 

Single Cottage** 

32,000 

35,251 

38,826 

69,176 

Slave Quarters 

16,000 

19,031 

22,749 

41,747 

Slave Quarters* 

24,000 

27,354 

31,286 

53,459 

Slave Quarters** 

24.000 

27,354 

31,286 

56,554 

Single Shotgun 

40,000 

43,852 

47,629 

67,907 

City House- — 1 

16,000 

22,187 

30,321 

80,590 

City House— 2 

18,000 

28,012 

41,122 

149,479 

Large Frame House 

64,000 

79,459 

89,332 

163,415 

Double Shotgun 

30,000 

36,883 

43,108 

80,179 

Large Masonry Building 

80,000 

88,875 

116,129 

206,021 


Reuse as single unit (after extensive rehabilitation only). 

Reuse as two apartments (after extensive rehabilitation only). 


total rehabilitated cost of the building. 

INCOME GENERATION BY REHABILITATED 
STRUCTURES 

All of the structures included in this analysis arc as- 
sumed to bo capable of generating income to their 
owners. A different level of income is assumed for each 
stage of the rehabilitation process. Consequently an 
apartment in an extensively rehabilitated building will 
generate a greater return than the same size apartment 
in a structure which has seen only minimum rehabilita- 
tion. The assumed rents were calculated on a square 
foot basis from operating data furnished by Vioux 
Carre investors. The monthly rentals calculated in this 
manner for each apartment, single family unit, or 
square foot of commercial space were tested for rea- 
sonableness by comparing thorn with ronts as they are 
known to exist in the Quarter, 

These calculations reflect three determinants of in- 
come gencjration: the use of the structure, its size in 
square feet, and the level of rehabilitation. Thus it is not 
surprising to find that the smallest annual return Is 
generated by the slave quarters strticture at 427-429 
Burgundy Street which has two small apartments. The 
greatest income generation at the minimum level of 
rehabilitation is provided by the larger masonry house 
used as a single unit structure. The same situation 


exists at the moderate rehabilitation level, but after 
extensive rehabilitation the greatest amount of income- 
generating potential is furnished by the two city houses 
with their substantial amounts of commercial space. 

POST-REHABILITATION MARKET VALUE 
OF SAMPLE STRUCTURES 

The supportable market values derived from the rent 
anticipated for each of the sample structures in its 
current use or anticipated reuse are set forth in Table 
23. These figures take into consideration taxes and 
debt service. Analysis of existing structures indicated 
that gross rent was equal to approximately 10 percent 
of market value. This 10 percent figure is used as the 
basis for expanding the projected income stream to a 
market value for the building. Thus a $5,000 annual 
rent can support a building with a market value of 
$50,000. If the building costs only $40,000 then the 
investor is achieving a 12.5 percent return. If he must 
pay $60,000 for the building and can obtain rent of only 
$5,000, then the return on his Investment is about 8.3 
percent, less than the amount needed to make it a 
worthwhile investment. After minimum rehabilitation the 
market values derived from income-generating poten- 
tial range from $18,960 for the small slave quarters 
structure to $115,800 for the large masonry house. After 
extensive rehabilitation the buildings are capable of 
supporting market values of $31,680 to $238,460. 



TABLE 23 . SUPPORTABLE MARKET VALUE OF SAMPLE VIEUX CARRE STRyCTUBES* 
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It Is following extensive rehabilitation that the most 
interesting figures appear. The two city houses con- 
tinue to show an excess of market value over rehabili- 
tation costs, but the remainder of the eleven structures 
and their new uses show substantia! deficiencies of 
market value as compared with their cost. On the basis 
of this Information, therefore, it is unrealistic for 
entrepreneurs to purchase Vieux Carre structures, re- 
store them at great expense, and still expect to make 
a profit from rental of residential units. This is espe- 
cially true where the structures to be rehabilitated are 
frame and therefore susceptible to high restoration 
costs. 

Observations and Conclusions 

The analysis above and accompanying tables provide 
us with information which sheds considerable light on 
current real estate activities in the Vieux Carre. These, 
in turn, make it possible for us to draw conclusions 
concerning the future course of restoration activity in 
the Quarter and the condition of the real estate market 
in general. 

OBSERVATIONS 

1. The cost of rehabilitating Vieux Carre buildings 
is high. Minimum and moderate levels of rehabili- 
tation can be achieved, however, with financial 
expenditures which would be considered reason- 
able in light of the relatively large improvement 
they make in the condition of the property. Ex- 
tensive rehabilitation must be considered ex- 
tremely expensive and at least comparable to the 
cost of new construction. 

2. The key to the total cost of rehabilitating any 
particular structure is its original acquisition cost. 

3. Original acquisition costs for even the most di- 
lapidated Vieux Carre structures, and those with 
relatively little intrinsic historic or architectural 
value, have increased precipitously during the 
past decade with particularly intensive upward 
pressures during the last five years. This has 
occurred in response to a broadening of the 
market for in-town apartment housing, the growth 
of Vieux Carre retail commorco, increased rec- 
ognition by “house hunters” of the “antique” 
value of French Quarter dwellings, and real estate 
“wheeling and dealing” by a relatively small 
group of investors and developers. 

4. The difficulties encountered recently by a well- 


known developer of Vieux Carre property can be 
attributed to the high original costs that this de- 
veloper had to pay for the property he acquired 
and the relatively high costs of extensive reha- 
bilitation. Contributing to this Is the fact that 
rental rates have not Increased proportionally 
with increased costs. 

5. The overall pace of rehabilitation of Vieux Carre 
structures has lessened recently as the result of 
these higher costs and the need for entrepre- 
neurs to proceed at a very cautious rate. 

CONCLUSIONS 

1. It is possible for investors to purchase Vieux 
Carre property, rehabilitate it for rental purposes, 
and make a reasonable return on their invest- 
ment. 

2. Vieux Carre structures rehabilitated to minimum 
or moderate levels and used for residential pur- 
poses may or may not provide a suitable return 
on investment depending upon the original cost 
of the structure. 

3. Extensively rehabilitated structures to be used 
for residential purposes cannot generate a return 
great enough to support the cost of rehabilitation 
at current rental rates. 

4. Future rehabilitation for investment purposes will 
be restricted almost entirely to commercial re- 
uses except in those instances where the prop- 
erty has been bought prior to the recent inflation 
in property values or where a particularly low 
price Is paid for the structure to be rehabilitated. 

5. Except in those instances where properties are 
restored for single-family use, the bulk of resi- 
dential units developed will be small. This is 
necessary if anything approaching a suitable 
economic return is to be obtained. 

6. A greater proportion of future rehabilitation will 
be undertaken by individual home owners who 
are willing to pay the amounts necessary in order 
to gain the psychological reward associated with 
owning restored property in the Vieux Carre. 

7. Some individuals will take a relatively smaller 
return on their Invested capital under the as- 
sumption that the value of their property will in- 
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Figure 72: Pilot improvement blocks 


crease considerably in the future and they will 
realize a capital gain from it. 

8. There is a need to re-evaluate public policies 
with regard to property within the Vieux Carre. 
It is conceivable that owners of properties re- 
stored in conformance with Vieux Carre planning 
objectives should be granted tax relief or even 
subsidies to enable them to make economic use 
of the structures. 

9. The high acquisition costs of restorable prop- 
erties indicate the need for a development or- 
ganization which would purchase these properties 
at the market price and resell them to Individuals 
for redevelopment at lower than market prices. 


Preservation Guidelines 


To undertake rehabilitation and restoration activity, a 
set of guiding principles needs to be developed over 
time by the city to assist private investors in their 
activities. 

Bernard Lemann has perhaps most accurately summed 
up what he calls the dilemma of the Vieux Carre: ’ 

It becomes manifestly clear that the question of 
an architectural style for this area cannot be 
legislated. It can only be solved through vigilant 
protection, followed by painstaking cooperation 
and search, a gradual groping towards a satisfac- 
tory balanced set of attitudes. Though uncertain- 
ties prevail for the present, a few fundamentals 
become increasingly clear: 

1. A balance must be found between profli- 
gate modernization and uncompromising 
antiquarianism. 

2. It would be impossible in every restora- 
tion, to hold strictly to genuinely tradi- 
tional procedures of building, though in 
some instances this can and should be 
done. The aim should be to deal evoca- 
tively with the past we have inherited. 

3. In the final analysis, ignorant and cost- 
cutting approximation of a flaccid his- 
toricism Is in no way preferable to any 
other kind of rampant destructiveness. 


4. Eventually, through the inescapable law 
of mutation the Vieux Carre must find its 
level of accord with the twentieth, indeed 
with the twenty-first and subsequent 
centuries. 

5. Ultimately, beyond the objectives of 
tempo, scale or the evocation of a mood, 
what is really sought for the Vieux Carre? 

Is it not — quite apart from styles, past, 
present or future — a matter of quality? 

There appears to be general agreement among pres- 
ervationists that in treating surviving old buildings it 
is better to preserve than repair, better to repair than 
restore, better to restore than reconstruct. ^ 

The National Trust for Historic Preservation has pro- 
posed a series of principles and guidelines for preser- 
vation planning and design that well summarize the best 
available thinking on the subject. The National Trust 
urges that public controls never be applied with the 
Intention of prohibiting contemporary design “which 
harmonizes with the heritage of the past through its 
awareness of scale and materials.” Buildings and sites 
significant enough to be preserved for exhibition pur- 
poses should be maintained *or restored “with utmost 
fidelity to the highest restoration standards possible.” 
The National Trust warns of the possibility that once a 
project Is started it may lead to “creeping recon- 
struction,” the tendency for repair to restoration, and 
restoration to become by degrees total reconstruction. 

The National Trust’s guidelines state, it is preferable 
to retain genuine old work of several periods rather 
than arbitrarily to restore the whole by new work, to 
its appearance at a single selected period. This applies 
to work of periods different from those now admired, 
provided it represents a genuine creative effort, or is 
part of the history of the building. In no case should 
our own artistic preferences or prejudices lead us to 
modify work of a bygone period representative of other 
tastes. The restorationist should replace only that 
which can be proven to have existed, not that which 
he thinks the original builder would, or should have 
wrought ... It should be recognized, however, that it 
is sometimes necessary to remove later work in order 
to establish relative dates of construction. No sur- 
viving old work should be removed or rebuilt for 
structural reasons if it is possible to retain it ... The 
integrity of architectural detail is the essence of char- 
acter; good maintenance is the essence of preserva- 


134 


tion. When deterioration has advanced beyond the 
effectiveness of maintenance, repair should be con- 
sistent with the original character. Remodeling is a 
last resort and should be consistent with the basic 
quality of the structure. In certain circumstances, how- 
ever, salvaging the exterior character of the building 
may be the only solution. Nevertheless, keeping the 
street facade of the shell of a fine building often has 
enough merit to justify drastic or complete interior 
remodeling. 

Pilot Improvement Blocks 

Private redevelopment will be mainly through spot 
treatment, the selective redevelopment of one or two 
parcels in a block. Careful design will be required to 
insure that new development is carefully related in 
scale and character to the existing architectural setting. 
To illustrate possible approaches to the problem, two 
blocks in the Vieux Carre were selected for detailed 
design study. 

PILOT BLOCK ‘A* is bounded by Iberville, Chartres, 
Bienville and Decatur streets. Two and one-half acres 
in size, this block contains 36 structures and a parking 
lot. The buildings include 1 two-story structure, 3 five- 
story, 1 six, and 32 throe- and four-story structures. 

Iberville and Bienville streets are in wholesaling-ware- 
housing use. Chartres Street is in mixed commercial 
and wholesaling, with warehousing above, and Decatur 
Street has a combination of wholesaling and com- 
mercial uses with one large industrial activity, a shoe 
factory. Only 3 buildings are in good structural con- 
dition, 25 are in need of minor repairs, 7 are in need 
of major repairs, and 1 is dilapidated. Twenty-three 
buildings, all built in the early twentieth century, were 
rated of no importance or objectionable in the Archi- 
tectural-Historic Evaluation, Three buildings: 201, 237, 
and 241 Decatur Street, were rated of local im- 
portance and 10 were of value as part of the scene. 
There are no sites or buildings of associative value in 
this block. 

The treatment index showed 20 of the 36 buildings in 
‘Group C,' buildings that can be replaced by a more 
suitable use and structure, while 2 were in ‘Group D,’ 
eligible for clearance and redevelopment 

Since 22 buildings, or 61 percent of the total, are pos- 
sible candidates for clearance and redevelopment, the 
block exhibits the potential for a unified development 
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program based on a single, clearly defined plan. The 
proposed site plan, Figure 73, assumes such a unified 
approach, with a single developer, or possibly a co- 
ordinated group of developers, acquiring control of the 
entire block. 

In this proposal 20 of the original buildings would be 
cleared, to be replaced with 60 new town house units, 
all in upper floors, and about 37,000 square feet of new 
commercial and office space. The remaining buildings 
would be rehabilitated or otherwise brought up to 
standard condition, and integrated with the new de- 
velopment. 

Suggested reuses for the block, in addition to the 
town house units, include retail, office, and craft shop- 
studio type activities. With a single developer or a 
cooperative agreement among Individual property 
owners, the interior of the block could be redeveloped 
as indicated In Figure 73. This section drawing shows 
two levels of tenant parking, supplying up to 120 park- 
ing spaces and a communal open space of about one 
acre on the upper deck of the parking area. This open 
space would be at the second floor level of existing 
structures and would extend over an interior roadway. 
The roadway would serve both as access to the park- 
ing area and as a means of servicing the ground floor 
shops and offices from the rear. 

Cost estimates indicate that $2,440,000 of private 
capital would be required for this project, including 
land costs. 

PILOT BLOCK ‘B’ Is bounded by Bourbon, St. Peter, 
Dauphine, and Toulouse streets. It was selected to ex- 
plore the possibility of providing a combination of 
private parking and open space within a typical resi- 
dential block of the Quarter. The opportunity to furnish 
such facilities exists in a number of other residential 
blocks (see Figure 75) where the interior open space 
is still substantially unimproved. The blocks in which 
this treatment is proposed were developed in the 
middle and late nineteenth century. The provision of 
communal open space, however, would not be con- 
sistent with the historic pattern of private patios and 
courtyards that characterizes the original section of the 
VIeux Carre and therefore should not be introduced 
into this older portion of the Quarter. 

Pilot Block ‘B’ contains 45 structures, predominantly 
one- and two-story cottages and shotgun houses. Three 
buildings were found to be of major importance in 
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the Architectural“Historic Evaluation, 30 of local im- 
portance and 6 of value as part of the scene. Six 
buildings are in good structural condition, 24 need 
minor repairs, 7 need major repairs, and 8 are 
dilapidated. Land use is residential along Dauphine 
and St. Peter streets, commercial with upper floor resi- 
dential along Bourbon, with a lumber yard located on 
the Toulouse Street side. 

The treatment index lists 6 buildings in ‘Group C’ and 
11 in ‘Group D,’ and there are an additional 10,000 
square feet of open land included in the lumber yard. 

The Plan indicates the possible clearance of 3 existing 
buildings and the elimination of the lumber yard, to be 
replaced by 8 new dwelling units. The interior area 
would include parking for 22 cars and a common space 
of 4,200 square feet, onto which existing and new 
private patios could open. The proposed redevelop- 
ment could be modified to provide only parking (in 
this block an additional 14 spaces could be made 
available) or restricted entirely to common open space. 

The cost of redeveloping the block, based on the pro- 
posed site plan and the establishment of a voluntary, 
cooperative effort among all the property owners in- 
volved, which would eliminate land acquisition costs, 
is estimated to be $178,000. 

Proposed Private Improvement 
Corporation 

In addition to the need for reorganizing public efforts 
to carry out preservation activities in the Vieux Carre, 
the need for private mechanism was also investigated 
in the Demonstration Study. As envisioned below, this 
mechanism would provide a means for fostering a 
range of development and preservation activities in the 
Quarter, especially Improvements which otherwise 
might not occur. A primary concern would be the 
implementation of the Vieux Carre Plan in support of 
the proposed New Orleans Historic Preservation 
Agency. In addition, by emphasizing quality, higher 
standards for rehabilitation, restoration, and new de- 
velopment would be set. 

Findings and Conclusions 

1. There Is a need for an independent improvement 


organization in the Vieux Carre. This need stems 
from increasing real estate costs, the growing 
complexity of Quarter development, many in- 
stances of low quality improvements, and the de- 
creasing number of attractive investment oppor- 
tunities available to private enterprise. 

2. Although a small privately financed preservation- 
development group was active in the Quarter until 
1963, no such body is operating there at present. 
Improvement organizations have been con- 
spicuously successful in the historic areas of 
several other cities, but they have generally 
limited their activities to the restoration of indi- 
vidual structures and have not become involved 
in systematic action to implement a detailed plan 
and program. 

3. The best organizational form for the improvement 
organization is that of a nonprofit corporation. 
Original capital funds would be acquired by 
means of a community fund drive, sale of stock, 
and grants from foundations and public agencies. 
Since the organization would show an annual 
loss, additional annual funds would be needed. 

4. The goals of a Vieux Carre Improvement Cor- 
poration must include not only upgrading the 
physical environment, but also a general improve- 
ment of social conditions and staged effectuation 
of planning proposals. 

5. The corporation’s program must be broad enough 
and flexible enough to enable it to make progress 
towards its goals. Thus, the usual preservation 
tasks of buying, restoring, selling, and renting in- 
dividual structures or groups of structures should 
be supplemented by an entrepreneurial and co- 
ordinating role with regard to public improve- 
ments and technical assistance to private groups 
and individuals. 

6. Due care should be taken to minimize conflict 
with private, profit-making interests by having 
the corporation concentrate its efforts in areas 
which are not attractive to private investors. 

THE NEED FOR A PRIVATE IMPROVEMENT 
CORPORATION 

Over the past 20 years the Vieux Carre has seen con- 
siderable real estate activity. Significant investments in 
public and private improvements have been made. The 
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last five years in particular have shown that many 
private investors consider the Quarter a fruitful loca- 
tion for investment funds although the genera! con- 
ditions for development are difficult. Meanwhile, tmi 
city and state have undertaken selective upgrading of 
their properties in the Quarter. 

During the last two decades the cost of making sound 
investments in the Vieux Carre has risen considerably. 
Principal causes are the growing cost of real property 
in the Quarter and the diminishing range of invostmont 
opportunities. These factors have tended to promote 
conditions which hinder further development and pres- 
ervation activities by any except well organized and 
well financed operators. Firms of this type have boon 
attracted to the Vieux Carre and have imdortaken de- 
velopments which have added greatly to the economic 
vitality of the historic district. But such activities tend to 
lock out the smaller “amateur” investor whoso efforts 
have meant so much to the Vieux Carre’s pcna-war 
renascence. In addition, those activities (qinte ob 
viously profit-oriented as they must bo wht^n under • 
taken by private developers) tiavo not boon able to 
make significant additions to the non-private characUtr 
of the Quarter, Limited interest has kept the city and 
state from doing any more than thii minimum reqiii red 
in this regard. 

Finally, there is a need for a private organi/ation to 
assist in carrying out the Vioux Carre Plan, The Plan 
calls for a level of investment and a degrtie of public: 
and private activity of such scale and quality that it 
will certainly require the services of an organization 
able to operate with a smaller rciturn than the typical 
private investor will accept. At the same time, a rnecft- 
anism that exhibits more freedom and fittxibifify than 
the public sector is called for. An orcianization m re 
quired which can function at all loviihi, from making 
investments of just a few thousand to those of mslhonn 
of dollars, but specifically in those invontmenl arean 
where, regardless of the scale of the proftict and ffm 
potential economic return, the impact on Uie Ourirttir 
is potentially high. 

Historical Basis 

A small profit-making organization called Vicuk C;irrn 
Restorations, Incorporated, wan formed in tlie late 
1950’s by a group of prescirvationifits and Ofieratecl in 
the Quarter until 1963. The organization was capsfali/ed 
at $100,000 and during the (:our!.e of iti chtir! life 
purchased, restored, and sold three properliec a! a 


small profit. 

There are currently, however, no such nonprofit im- 
provement organizations at work in the Vieux Carre. A 
corporation called Historic Now Orleans, Incorporated, 
has betm recently organized along the lines of the 
corporation proposed fume. With proper financial back- 
ing it might fulfill the role of the recommended non- 
profit group. 

A number of persons owning historic properties are 
active in undertaking renovations for personal use. 
Taken together these efforts represent a significant 
amount of activity tnit, as noted above, the number and 
opi*r.ilinq fangi> of tfiese efforts is decreasing due to 
highfu costs and the fact that sound investment prop- 
erties arti t>ecoming increasingly scarce. 

Several orgam/ations rarnilar to the f>roposod type 
exist in tUher cititm m the United States. Among the 
more successful are tfuist^ in Charleston. South Caro- 
lina; Richnunid. Viriiima: Pfovithmce. Rhode Island; 
and Savannafi. Cieorgia, Thi^y generally are initiated 
througfi ffie efforts of indivitluals interested in historic 
preservation, rm eive their fust funds from dues or 
gif!*;, arul work pnnianly a! a ‘iftmll scale, a few struc- 
tures at a tunis A rewaving fuml usually becomes the 
mieit important fin.im i.il tiiol for thestr organizations. 
The fund plows tsu;k most of the proceeds received 
ffcun ffit^ salt* of |uopertio*i toward tfie purchase of new 
tuifldimp; rtie raistui ij'etro tieturuJ tfie average organi- 
zation rd this tyi'in is usually ttio jueservation of as 
many stfusTuros a‘i |i»is*alile. Tfioy come into being to 
answof tho nood for uufi.U fiaco setting action in the 
fustofic are.t Noigfiinuhood fetudjilitatiori and im- 
I'lrfivemiui! in fisi! osfafe valufCi c. fostennl by these 
efforts Tfms, tlu*- orr|ariiz4tion servim as a model which 
p-omts out mvesfrnont opportunities availatrle in the 
are.i antf tfi»'‘. !<> rovof',o pr»'vailing trends tiy making 
selercft^d lead ifivt^stmorifs. 

A review of the efforjiveriess of tfie*a^ organizations re- 
veal’. tfsi! fh**y gruieially op*uatf^ on a vtiry small scale, 
and, ffitutdrifts !h.eir tufa! mupact is usually hmitiid. One 
of the tmnt effo-r five arid largest of tti#» organizations, 
Ifie Histofu: Charfe^-aon foiuufatitm of Charleston, 
f‘»ou!h CT-irolma, ha*i pufc.hasetl a total of 4Z properties 
fo dale ■ I wruify s, if ftiese tiave lieen resold to indi- 
viduals who hav«i f*?sforer| ut ar*^ in the process of 
ft*s!oriru.| ftiem A few strurdures fd no architectural 
value Of wtii.- h t nuld riot t)e made compatible with 
surroufiiiing developmen! tiave been raztul and their 



:s added to adjoining properties for gardens. The 
lance have only , recently been acquired and plans 
r their future use have not been decided. Only two 
the properties purchased by the Foundation were 
ly restored by it. All the others have been improved 
their purchasers. 

en with this effort, however, there is much that could 
done In Charleston by the Historic Charleston 
undation which is not being undertaken because the 
^anization’s outlook is necessarily limited by re- 
icted funds and the lack of a broad-range program 
historic district preservation. Most programs are 
ich more limited in scope than Charleston’s, so it 
n be seen that the average preservation-oriented 
provement organization operates within a very nar- 
V scope of effort. Historic Georgetown, Incorporated, 
ich was originally capitalized through the sale of 
'Ck shares, restricts its operation entirely to one 
ilding. Some enlargement of the usual scope of work 
5 occurred in Richmond where the Historic Rich- 
nd Foundation has worked closely with the city in 
I development of a park to enhance the Church 
I area. 

st of the other private improvement organizations 
^ similarly financed and use the revolving fund as 
ir principal income-generating mechanism. Several 
erent methods are employed to set up revolving 
ds. Most Improvement organizations seek initial 
incing from local sources. With the inception of the 
a of a foundation, a community fund drive is usually 
rted. In those instances where the new organization 
an off-shoot of an already established preservation 
up, the parent body is in a position to offer initial 
incial assistance. Otherwise the early capitalization 
he organization depends primarily upon the success 
he fund drive. In a few instances shares of stock are 
i under strict controls. In the case of Savannah, and 
haps others, the foundation supporting the de- 
)pment and preservation organization has gone to 
imercial lenders for a portion of the original capital. 
)e In operation the fund is intended to replenish 
If although it may be necessary from time to time 
0 to the public again or to other sources for capital 
.upport a particularly expensive project. 

■post cases, these organizations have not sought 
ncial assistance from city, state or federal agencies, 
re is also little evidence that they have received 
ih financial help from large national foundations. 


Goals and Program for a Private 
Improvement Corporation 

Certainly the overriding goal of a Vieux Carre Im- 
provement Corporation must be to promote a general 
upgrading in the quality of the Vieux Carre’s physical 
environment as defined through agreed-upon historic 
preservation objectives. Concomitant with this goal is a 
secondary one of improving social conditions in the 
Vieux Carre. A third goal would be to insure that the 
recommendations of the Vieux Carre Plan are brought 
to fruition. 

While it is true that the Plan must be implemented 
through the effort of public and private investors as 
well as the private nonprofit organization, the latter 
body can undertake investments critical to the success 
of the Plan. These should serve as models for develop- 
ment and preservation efforts by others and increase 
the whole economic climate for future investment. 

The program required to achieve the general goals 
set forth above would have to encompass a wide range 
of activities. It would need to be well administered 
and adequately financed. In essence the program 
would have to carry out the traditional tasks normally 
undertaken by a preservation and development or- 
ganization while adding to them in order to create a 
more flexible, efficient, and effective preservation 
mechanism. The following tasks are proposed for 
accomplishment by the new organization: 

1. Purchase of properties in deteriorating condi- 
tion and their resale at a loss to investors willing 
to undertake restoration with high standards of 
quality. 

2. Purchase, restoration, and resale of property for 
limited profit. 

3. Purchase, restoration and leasing of properties 
for profit. 

4. Service as a nonprofit entrepreneurial body bring- 
ing together government and foundation funds 
and private initiative for carrying out specific 
non-self-liquidating projects, including both res- 
toration and new development. 

5. Advising investors interested in the Quarter and 
acting as an agent under contract to the city in 
providing technical assistance to private groups 


and individuals undertaking preservation activi- 
ties. 


staff could be made available to public and private 

agencies. 


The tasks set forth above include several from which 
it is expected the organization would derive a pro t 
Aithouqh this may appear to be inconsistent with its 
nonprofit status, this position is unaffected as long as 
the resulting profits are used within the organization 
for research or for other non-selMiquidating activity 
and not distributed to owners or used to reimburse 
management at an excessive rate. 


The first task is aimed at offsetting the negative ef- 
fects of increasing real estate values in the Vieux Carre. 
Many properties, although unrestored, have risen so 
greatly in price that it has become difficult for inves^ 
tors to purchase and improve them at a roasonaWe 
cost. These effects serve to put many buildings outside 
the range of the usual small scale investor. The pro- 
posed private corporation would absorb a part of the 
inflated cost by selling the property at a loss to make 
proper restoration economically possible. Higher de- 
sign standards would thus be promoted, 


The second task, unlike the first, would involve the 
corporation in actual restoration work. In this instance 
a small profit could be expected from its efforts. The 
improvement corporation would attempt to undertake 
restorations in parts of the Quarter where such activity 
has been limited and. thereby, attempt to start a re 
generative cycle of new private investment. 


Accomplishment of the five tasks would give the pro- 
posed improvomunt corporation considerable power to 
influence the form. pace, and quality of change In the 
Vieux Carre, New development, like that proposed for 
the Riverfront Area— excepting that which is non- 
incort^e producing in charactor— would not fall within 
the purview of the organization. But with adequate 
financing tfie corporation could have a profound in- 
fluence on the way the Vieux Carre Plan is imple- 
menttKl. 

While undertaking its work the corporation should re- 
frain from conflict witti private investors and de- 
velopers. Its mam purpose is to undertake activities 
which ttie private stH:tar cannot undertake and for 
which the public seeker is not sufficiently organized. 
In those instances wtuue the corporation serves as a 
fiace sidter, it vvtnihl serve tt) upgrade property values 
in its gener.il vicinity and fiopefulfy <mcauraqo addi- 
tional pnvafr^ investrrumt, Conflicts can be reduced by 
clearly defining tf’ose area"; where it is felt that the 
luivatt^ siHdof e; tjeficient anti providing specific guide- 
lines for the t)|5efatn5n of ttu' imprtwisTiimt corporation. 
In qisieral, th#^ (auptuation should restrict itself to 
work wfiitdi the pnv.itf set.ior is not willing to tackle 
btH::austt cd low iindit potisilial. 

Organization and Financing 


The third task would keep the restored property in the 
possession of the corporation as an income producer, 
This method could be used in those cases wherr! tfie 
property itself has unusual historic or architf,ictur;il 
merit or unusual potential for income production. 

Task number four is probably tho most important of all 
those listed. It is specifically aimed at projectr* which 
are not self-liquidating and thus have no appeal to 
the typical private investor. An example might be a 
recreational or cultural facility where tmtreprerunina! 
leadership is needed. In those casco; it would b«t useful 
to have an organization that could channel avaibitile 
public and private funds into the devi?lopm*'ri! and 
operation of the facility. In theory the arciam/afscm 
would serve this function only if normal lines of de- 
velopment were not sufficient. 

The final task assumes that the org*iniZiitian would 
have a staff to undertake its own work and that this 


Most ijre'auvation rujt^utMd urciani/ations are dosig- 
nabnf an fnundafinon, Nunr iiwnmg tiody" has a broad 
rtirunbnfnfsg'i and r; admininbeod tiy a lioard of trust- 
Tfiin hnm lif organi/at-mn r. *.atinfactory far most 
‘imall. rnmpfnfii grtiupn. 1! p*anutn a relatively close 
involverrum! nf the aviuag*’ rm’mtier in the affairs of 
the organization It aino permits re.e.onably close con- 
trol by Ifie member*, hip of tfie offiani/ationd; policies. 

!! 1% ffdl, however, that -a standard corporate structure 
va.mitl l-e mure e>?fec!ive fuf the scalfi of action required 
m tht« rjuarfer amj bir greafer fleKitalily m decision 
fthikuiti A% a nueprofil eurporahon, it is conceivable 
that tile Cafy t J Orleans and the tUate of Louisiana 
woulrl ber.e»mf^ maj^jf' sharehnlders thus endowing it 
witfi a imblu, t.haraidef 

Pfinoipal fjnanisng wi.nild be tbfouf|h thti sale of stock, 
ffie (uapiOafi'in wuuld alsr> be empowered to accept 
?,U.i4! luans, and recfove government f|rants. It is 



expected that the annual income generated by the 
activities of the organization would be less than its 
total annual expenses and losses incurred from its 
activities. The deficit would have to be made up by 
gifts and grants from individuals and foundations, and 
governmental assistance. An important source of 
funds would be aid from the proposed revolving loan 
fund and local grant program to be administered by 
the Vieux Carre Commission. 

Basically the Vieux Carre Improvement Corporation 
would serve as a flexible and innovating arm of the 
proposed Vieux Carre Historic Preservation District to 
carry out missions that neither private nor public 
agencies are available to undertake. 


Proposed Capital Improvements 

The programming of capita! Improvements is one of 
the primary methods for implementing planning pro- 
posals. The Vieux Carre Plan will require a series of 


capital improvements to translate proposals into 
reality. These must be carefully related to the city’s 
other needs and staged in terms of the city’s financial 
capacity to carry them out. 

Capita! improvements programming permits the as- 
signment of priorities based on both need and cost. 
Resources thus can be more efficiently allocated and 
future revenue requirements can be anticipated. More 
effective planning is thereby encouraged and coordi- 
nation among public and private interests can be ma- 
terially improved. 

Capital improvements proposed for the Vieux Carre 
are divided into two six-year program periods. The 
first Is scheduled for the period 1968-1974, the second 
1974-1980. Program elements should be reviewed an- 
nually and projects for the current year adopted as 
part of the city’s capital budget. 

The proposed program would require the expenditure 
of $15,162,000 of which $6,776,000 would be in city 
funds. The program is summarized in the table below: 


TABLE 25. PROPOSED CAPITAL IMPROVEMENTS— VIEUX CARRE, 1968-1980 


1968-74 

1974-80 



Financing 

Project 

Program 

Program 

Estimated Cost 

City Share 

Place Pontalba 

X 


$ 675,000 

$ 337,500 

City-State 

Place Royale 

X 


2,450,000 

— 

State-Private 

Exchange Alley Mall 

X 


90,000 

45,000 

City-Federal 

Clinton Street Mall 

X 


52,000 

26,000 

City-Federal 

Esplanade Avenue Beautification 

X 


200,000 

100,000 

City-Federal 

North Rampart Street Beautification 

X 


920,000 

460,000 

City-Federal 

Orleans Street Beautification 

X 


180,000 

90,000 

City-Federal 

Visitors Center 


X 

2,500,000 

1,250,000 

City-State 

Jazz Museum 


X 

2,300,000 

1,150,000 

City-State 

Aquarium-Wildlife Museum 

Other Parks and Open Space 


X 

X 

4,050,000 

78,000 

2,025,000 

78,000 

City-State 

City 

Decatur-Conti Park 


X 

221,000 

110,500 

City-Federal 

French Market Parks 


X 

84,000 

42,000 

City-Federal 

New Elementary School 


X 

525,000 

525,000 

School Board 

New Playground 


X 

237,000 

237,000 

City 

Royal Street Beautification 


X 

600,000 

300,000 

City-Federal 

Total Capital Improvements 



$15,162,000 

$6,776,000 



Source: Hammer, Greene, Siler Associates 
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Figure 76: Proposed capital improvements 


The above program of capital improvements does not 
include street and traffic improvements that are eligible 
project costs under the federally-assisted code en- 
forcement program. The planning and staging of these 
improvements would be completed as part of the code 
enforcement projects that are proposed for the historic 
district during the period 1968-1974. 

Rolling stock and facilities for the minitrain system 
recommended for the Quarter in the Vieux Carre Plan 
also are not included in the above program. The sys- 
tem is eligible for substantial financial assistance (up 
to 100 percent) under the federal Urban Mass Trans- 
portation Act of 1964 as a demonstration project. 

Depending on local public policy, federal assistance 
can be obtained for most of the projects included in the 
12-year program as well. Place Pontalba, Place Royale, 
the French Market Parks, the two small mall projects, 
and all the beautification projects are eligible for 
aid under the Urban Beautification Program. Place 
Pontalba and Place Royale also appear eligible for 
financial assistance under Department of Interior pro- 
grams for Preservation of Historic Sites and the Land 
and Water Conservation Fund for Outdoor Recreation. 
In addition, Decatur-Contl-Park could be assisted finan- 
cially under the Open Space Land Program. As indi- 
cated in the table above, such federal aid would sub- 
stantially reduce the cost to the City In carrying out 
the proposals of the Vieux Carre Plan. 

At the time this report was prepared urban renewal 
for private reuse would have required amending the 
state constitution. For this reason it has not been in- 
cluded as a means for carrying out elements of the 
Plan. However, thorough consideration should be given 
to the future use of federal urban renewal assistance 
(Title I) in eliminating blighted conditions within the 
Vieux Carre. 


Financial Costs and Benefits 


The costs and benefits of carrying out — or not carry- 
ing out — the Vieux Carre Plan should not be measured 
in economic terms alone. New Orleans’ pride in the 
Vieux Carre and In its historic heritage is not essentially 
a dollars and cents matter. However, the proposals to 
be implemented must make financial sense to both 
public and private investors. In this final section, the 
costs and benefits of the Vieux Carre Plan are analyzed 
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TABLE 26. DEVELOPMENT COSTS OF THE VIEUX CARRE PLAN 


Development 

Area 


Phase One (1968-1985) 



Phase Two (after 1985) 


Both Phases 


Land* 

Improvements 

Total 

Land* 

Improvements 

Total 

Land* 

Improvements 

Total 

Riverfront Area 

Place Royale 

Rest of Quarter 

$31,189,000 

100,000 

5,605,000 

$28,485,000 

2,350,000 

35,727,000 

$ 59,674,000 
2,450,000 
41,332.000 

* * 

$24,970,000 

$24,970,000 

$31,189,000 

100,000 

5,605,000 

$53,455,000 

2,350,000 

35,727,000 

$ 84,644,000 
2,450,000 
41,332,000 

TOTAL 

$36,894,000 

$66,562,000 

$103,456,000 


$24,970,000 

$24,970,000 

$36,894,000 

$91,532,000 

$128,426,000 


* Includes cost of acquisition and site preparation. 

** Not applicable-assumed private developers will lease public land. No land cost assumed in public development on public land. 
Source: Hammer, Greene, Siler Associates 


to determine the financial feasibility of the planning 
proposals. 

The total cost of carrying out the Plan is estimated to 
be $128,426,000. Costs have been calculated in terms 
of two phases: phase one includes all recommended 
short- and middle-range development to the year 1985; 
phase two covers proposed long-range development 
beyond 1985. Phase one has been further divided into 
two stages for examining public expenditures: 1968- 
1974 and 1974-1980. The two stages cover the time 
periods of the capital improvement program discussed 
previously. Both land and improvement costs for pub- 
lic and private development are included in these 
estimates. 


It can be seen that the bulk of the cost is for develop- 
ment scheduled during phase one, that is during the 
period 1968-1985. Most of the Riverfront Area develop- 
ment and the entire Place Royale project would be 
completed by 1985. In addition, other public and pri- 
vate improvements proposed under the Plan in the rest 
of the Quarter would also be completed during phase 
one. Abount two-thirds of the total development cost 
would be incurred in carrying out the comprehensive 
redevelopment of the Vieux Carre’s riverfront. 

Private Development Costs 

Private enterprise would be responsible for implement- 
ing most of the Plan’s development proposals. Over 
$88,564,000 in private investment would be required 
during the course of the effectuation period. 


TABLE 27. PRIVATE DEVELOPMENT COSTS OF THE VIEUX CARRE PLAN 


Development Costs 


Development 

Area 

Land 

Acquisition 

Site 

Preparation 

Total 

Land Cost 

Improvements 

Total Cost 

Riverfront 

Phase One 

$ 7,459,000 

$ 130,000 

($ 7,589,000) 

$18,960,000 

$26,549,000 

Riverfront 

Phase Two 

leased 

no cost 



22,270,000 

22,270,000 

Place Royale 

leased 

no cost 

— 

1,600,000 

1,600,000 

Rest of Quarter 

4,300,000 

1,105,000 

( 5,405,000) 

32,740,000 

38,145,000 

TOTAL 

$11,759,000 

$ 1,235,000 

($12,994,000) 

$75,570,000 

$88,564,000 


Source: Hammer, Greene, Siler Associates. 
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TABLE 28. PUBLIC DEVELOPMENT COSTS OF THE VIEUX CARRE PLAN 


Development Costs 


Development 

Area 

Land 

AcQUfsition 

Site 

Preparation 

Total 

Land Cost 

Improvements 

Total Cost 

Riverfront 

Phase One 

$23,350,000 

$ 250,000 

($23,600,000) 

$ 9,525,000 

$33,125,000 

Riverfront 

Phase Two 

no cost 

no cost 

_ 

2,700,000 

2,700,000 

Place Royale 

no cost 

100,000 

( 100,000) 

750,000 

850,000 

Rest of Quarter 

175,000 

25,000 

( 200,000) 

2,987,000 

3,187.000 

TOTAL 

$23,525,000 

$ 375.000 

($23,900,000) 

$15,962,000 

$39,862,000 


Source: Hammer, Greene, Siler Associates. 
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PRIVATE 




Public development costs are expected to amount to 
$39,862,000. Most of the public costs would be re- 
quired for the redevelopment of the Riverfront Area, 
mainly In the first phase to the year 1985. It is assumed 
that all but $850,000 of the $2,450,000 cost of Place 
Royale would be borne by private sources under a 
long-term lease of the land from the state. 

It shuold be noted that an additional cost of $2,040,000 
would be required for constructing the Visitors Center. 
Jazz Museum, Aquarium-Museum, and Place Pontalba 
as an elevated complex If the Riverfront Expressway 
is designed at grade. 

In addition to the $23,6 million needed to acquirr^ the 
Jackson Brewery property for Riverfront Phase One, 
the detailed costs for public improvements proposed 
by the Vieux Carre Plan are shown atjovis 


Tax Losses 


Figure 77 : Proposed areas for private and 
public development 


It Is estimated that an annual property tax loss at 
about $102,000 would result due to r»Riov<dapment. 
about $82,000 to the city (parish) and $20,000 fa th?? 
state. These financial costs must be balanced agamst 
the benefits expected from new public and jnivatti 
investment. 


Tax Benefits 

Property tax gains resulting from new dtiv*4oj)ment 


would be substantial. Table 30 sets forth the annual 
gains which can be expected for each jurisdiction bv 
the appropriate terminal years. ^ 


TABLE 30. ANNUAL TAX GAINS RESULTING FROM 
DEVELOPMENT ACCORDING TO PLAN 


Parish (City) 

By 1985 

Additional To 
Completion 

Of Development 

$ 813.000 

$ 233,600 

State 

214,500 

56,000 

Total 

$ 1 , 027,560 

$289 , 600 

Source: Hammer, 

Grersie. Siler Associates, 


These estimah^s assumt^ continuation of the same 
asstissing fsohcy an exintr> at present as well as the 
same tax ratten fS3!.>.00 pvt $1000.00 assessed valuation 
for tfie fiannh and SB, 2b pm $1000.00 assessed valua- 
Ucm for tht» ntatr*). If fJietjId noted that in several 
ifjstancen pnvah^ dt^vt»lopmenl would be built on public 
lamj trujti ijxemptuui land from taxation. In these 
t:anen tho imbln: reeejven the beru^fit of rental income 
from the liMstnl rmil tedale. 


Althoijgh thf^y do nt)t herd thernniilves to quantification, 
there w'oufd tie other tax gains an a restJt of the plan! 
Thiea? woiilti occur in die areas of tialen taxes, income 
taxes. a?ul permit fees among othtfrs. Because the mag- 
mtutlft of the mm investmtmtn mniki be considerably 
greater ttuin those ttiey replacm, m each instanco the 
new tax int.;ome wtiuld tie greater than the old. It should 
tm nofetJ, however, ttiat it is lik»!ly that most such in- 
creases fiditn:! ttie genera! pnmth of the local economy 
antJ woulil iK:cuf stimi^wfiefe in the metropolitan area 
m any c:ase alffiough ftie Vieux Carre is the favored 
location for ttiese isirfuailar developments. 


Rental Income 

Beveral td pnva!*^ invi^slmefit projects called for in 
ttie plan w»3uld Pm bml! on land whicft ei currently In 
puldit: own»e‘2iip .Ifni woiiitl rorruiin so for the fcjmsee- 
,ible fu’furo In .idrpfi* m, Pl.icai l■’onfafba project 
t.)ro|’Os»»s ipiv#aof«mifr5f of shops which would 

tfien he leasing !o |.ifjva!«’ interests fo operate. In both 
msfantaej r#ei?4l menmi^ would af';c.:riie to tfie public 
tiwnies Ml the. pfe|,.ie!y pansfi and stale. Thij fol- 
lowing hifjle sfsir/in Mfigm and |jffiinf| of this incom©. 
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TABLE 29. COST OF PUBLIC IMPROVEMENTS PROPOSED BY THE VIEUX CARRE PLAN 


IMPROVEMENT 

TOTAL 

COST 

CITY 

COST 

STATE 

COST 

FEDERAL 

COST 

PRIVATE 

COST 

PHASE 1 Stage 1. (1968-74) 

Place Pontalba* 

$ 675,000 

$ 337,500 

$ 337,500 





Place Royale 

2,450,000 

— 

850,000 



$1,600,000 

Exchange Alley Mall 

90,000 

45,000 



$ 45,000 


Clinton Street Mall 

52,000 

26,000 



26,000 



Esplanade Avenue Beautification 

200,000 

100,000 



100,000 



North Rampart Street Beautification 

920,000 

460,000 



460,000 


Orleans Street Beautification 

180,000 

90,000 

■— 

90,000 

— 

SUB TOTAL 

{$ 4,567,000) 

($1,058,500) 

($1,187,500) 

($ 721,000) 

($1,600,000) 

PHASE I Stage 2. (1974-80) 

Visitors Center* 

$ 2,500,000 

$1,250,000 

$1,250,000 





Jazz Museum* 

2,300,000 

1,150,000 

1,150,000 





Aquarium-Wildlife Museum* 

4,050,000 

2,025,000 

2,025,000 





Decatur-Conti Park 

221,000 

110,500 

— 

$ 110,500 



French Market Parks 

84,000 

42,000 

— 

42,000 



Elementary School 

525,000 

525,000 

— 

— 

— 

Playground 

237,000 

237,000 

— 

— 

— 

Royal Street Beautification 

600,000 

300,000 

— 

300,000 

— 

Other Parks and Open Space 

78,000 

78,000 

— 


— 

SUB TOTAL 

($10,595,000) 

($5,717,500) 

($4,425,000) 

($ 452,500) 


TOTAL PHASE 1 

$15,162,000 

$6,776,000 

$5,612,500 

$1,173,500 

$1,600,000 

PHASE II (After 1985) 

Riverfront Promenade Park 

$ 2,700,000 

— 

$1,350,000 

$1,350,000 

— 

GRAND TOTAL 

$17,862,000 

$6,776,000 

$6,962,500 

$2,523,500 

$1,600,000 

* Additional cost required with Place Pontalba complex elevated. 






Source: Hammer, Greene, Siler Associates. 


TABLE 31. 

ANNUAL RENTAL INCOME FROM 
LEASED PUBLIC REAL ESTATE 


By 1985 

On Completion 
Of Oevelopmfint 

Parish (City) 

$ 70,500 

f^ohe 

State 

88,000 

$73,000 

Total 

$158,500 

$73,000 


Source: Hammer, Greene, Siler Associates, 


The projects for which this public/private cooperation 
is necessary include the Place Royale, Place Pontalba 
and the Riverfront Residential Community. The Place 
Royale, as proposed, would have private investors 
leasing land development rights from the state which 
owns the square at present and would prepare the site 
for development. The leasehold for Riverfront apart- 

TABLE 32. FINANCIAL COSTS AND BENEFITS OF V 


Development Costs:* City 

Sub Total 
Federally paid 
Total 
Private 

Grand Total 

Tax Loss Annually: City 

state 

Total 

Tax Gain Annually: City 

State 

Total 

Rental Income 

From Leased Real 

Estate Annually: City 


* Excludes $23.6 miflion cost of acqiiirifKi Jac:ksc:jfi 
and federal governments remains to bi? deterrfiififjti, 

Source: Hammer, Greene. Silcir Asnaciattis. 


meni and parking uses could also be with the state 
and work the same way. Both leases would probably 
be for a 40~yoar period or more. ^ 

Summary: Costs and Benefits 

A total oxponditiiro of over $128 million would be re- 
quired to imfilomont the Vioux Carre Plan. Of this 
about $88.5 million would bo in private development 
costs. With the completion of the Plan, increased prop- 
erty tax and rental income from the Vioux Carre would 
provide the parish (city) and state with almost $1 2 
million in rovonuos annually. 

From this analysis, it can be seen that the Vieux Carre 
Plan is sound wtien judqed by the public costs re- 
quired and the prospective rtsturn, throuqh increased 
tax revenues .tnd other income, on the investment of 

public fundn. 
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Character Area Analysis 

The Vieux Carre Study Area was divided into six sep- 
arate character areas for purposes of detailed analysis 
and planning. As shown on the accompanying map, 
the six character areas were delineated as follows: 

A) Tourist Area 

B) Commercial Fringe Area 

C) Upper Decatur Area 

D) French Market Area 

E) Mixed Residential Area 

F) Low-Density Residential Area 

In this section each of the character areas is examined 
in terms of its principal physical and functional charac- 
teristics (tout ensemble components), relevant forces 
of change, and the major problems presented in the 
character area. Planning and preservation issues to be 
dealt with in the Vieux Carre Plan are thus identified 
on an area-by-area basis. 

Tourist Area 

The tourist area includes virtually all of the tourist- 
oriented activities in the Vieux Carre. All the major 
motels and hotels are also located in this 25-block 
section which makes up the core of the historic dis- 
trict. Transient facilities include the Monteleone, Royal 
Orleans, Downtowner, Bourbon Orleans, and Chateau 
Louisianne (now under construction). A wide variety 
of commercial and entertainment functions also exist 
in the area. 

Three distinct subareas comprise the tourist area: 
Bourbon Street, Royal Street, and Jackson Square. 

Bourbon Street—The cabarets, bars and restaurants 
lining Bourbon Street—with an assist from television — 
have made the street world-famous. Many well known 
restaurants, including Broussard's, Galatoire’s, and 
Arnaud’s, are located on or just off Bourbon Street. 
Since World War I it has had a reputation for being 
“on the bawdy side.” Al Hirt’s, Pete Fountain’s, Pres- 
ervation Hall, and Dixieland Hall present jazz, but an 
array of girlie shows are also offered for those attracted 
by Bourbon Street’s aura of domesticated naughtiness. 



Figure 78: Character areas 
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Figure 79: The tourist area 



Royal Street courtyard 


Royal Street antique shop 




Figure 80: Buildings of architectural-historic 
significance in the tourist area 



Bourbon Street at night 


Tourists at Jackson Square 



Royal Street — ^Antique stores, art galleries, and gift 
shops are clustered along Royal Street in a five-block 
strip from Bienville to St. Ann Street. Such restaurants 
as Antoine’s, the Court of Two Sisters, Brennan’s, and 
Tortorici’s are also to be found here. Though Royal 
Street remains the center for tourist commercial ac- 
tivity in the Quarter, an increasing number of long 
established antique and gift shops are moving to 
Chartres Street. 

Jackson Square — Jackson Square is the focus of pub- 
lic and institutional uses as well as a mixture of other 
activities in and around the square. The Pontalba Build- 
ings, besides apartments, contain the headquarters of 
the Vieux Carre Commission and the Spring Fiesta, a 
museum apartment, and the state museum library. Le 
Petit Theatre, the Cafe du Monde, and a cluster of art 
galleries and sidewalk artists contribute to the major 
tourist appeal created by the St. Louis Cathedral, the 
Presbytere, and the Cabildo. 

Architectural-Historic Significance: As shown in the 
accompanying map, the Royal Street-Jackson Square 
tourist area is the site of the Vieux Carre’s largest con- 
centration of buildings rated of national significance 
and major significance in the architectural-historic 
evaluation. Eleven of the 14 buildings of national sig- 
nificance are located here, which in addition to the 
Jackson Square complex includes Madame John’s 
Legacy on Dumaine Street and Latrobe’s First Bank 
of Louisiana, at the corner of Conti and Royal streets. 
Royal Street is the spine of this area that also contains 
78 of the 186 buildings rated of major si'gnificance. 
Important buildings in this category not located on 
Royal Street include the Orleans Ballroom on Orleans 
Street, the Napoleon House on Chartres at St. Louis 
and the Grima house on St. Louis above Bourbon 
Street. 

Past and Present Associative Sites: Major sites of as- 
sociative importance are Jackson Square, the site of 
the French Opera House (where the Downtowner Motor 
Inn now stands), the site of the old St. Louis Hotel 
(where the Royal Orleans stands), the site of the fire 
of 1788 (617 Chartres Street), and the site of the sign- 
ing of the Louisiana Purchase, at the Cabildo. 

Building Types: The predominant building type in the 
tourist character area Is the hipped roof city house. 
The eight-block length of Royal Street within the char- 
acter area is made up of city houses, except for eight 
buildings. These eight are specimen structures that 
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cannot be grouped into a single category. They include 
the Monteleone Hotel, Solari’s Garage, the American 
Legion Hall, Latrobe’s First Bank of Louisiana, the 
Louisiana Civil Courts Building, and the Skyscraper 
Building at the corner of St. Louis and Royal streets. 
Chartres Street and Bourbon Street are also largely 
fronted by city houses. Bourbon Street also has 11 
examples of the cottage type, two examples of the 
shotgun type, and two slave quarter structures. The 
remainder of the area consists of specimen structures, 
especially in the Jackson Square area, city houses and, 
in the interior of the blocks, slave quarters. 

Building Characteristics: The predominant building 
material used in this area is brick, often covered with 
stucco. Most of the buildings are from three to four 
and one-half stories In height. Notable exceptions in 
height are the Monteleone Hotel (14 stories) and the 
two-story cottages on Bourbon Street. Virtually all of 
the buildings along Royal. Chartres and Bourbon streets 
have balconies or galleries. Few buildings, with the 
exception of the 200 block of Royal and the 200 block 
of Chartres, are defaced by the addition of exterior 
fire escapes. Exterior air conditioner units, which are 
in violation of the Vieux Carre Ordinance, are to be 
found throughout the character area (even occurring 
in such unlikely buildings as Latrobe’s Bank and the 
rear of the St. Louis Cathedral). 

Significant facade combinations occur on the lakeside 
of the 200 block of Royal, both sides of the 600 block 
of Royal and in the row of buildings on St. Peter Street 
between Cabildo Alley and Royal Street. 

Open Spaces and Viewpoints; Major open spaces in- 
clude Jackson Square, St. Anthony’s Garden (in the 
rear of the Cathedral), and a number of patios, such 
as the Court of the Two Sisters, Patti’s Court, and the 
Brulatour Courtyard, open to the public during business 
hours. 

Jackson Square provides the finest vista in the Vieux 
Carre, with its open view at one end extending out- 
ward towards the river. The rooftop patios on top of 
the Monteleone and Royal Orleans hotels and the 
upper floor galleries on the Pontalba Buildings are 
probably the best vantage points for viewing the Quar- 
ter from within the Vieux Carre itself. 

Problems and Changes: On the whole, buildings are 
in good condition within the character area, with only 
isolated examples of structures In need of major 



153 







repairs or dilapidated. The structural condition of noncommercial use or from one commercial use to 

existing buildings thus cannot be considered a serious another type of commercial use were recorded in one 

problem to the area. Rather, it is the increasing amount column and changes within the same commercial cate- 

and scale of new construction that pose the greatest gory (for example, from one antique shop to another) 

problem. New construction has included many hotels were recorded in a second column, 

and motels; the Royal Orleans, Downtowner, Chateau 

Louisianne, Bourbon Orleans, and a major addition to Royal Street showed little change within the same use 

the Monteleone Hotel, as well as new parking garages but exhibited 33 changes from one use category to 

at Royal and Iberville and Royal and Bienville streets another, 

and the Whitney Branch Bank on Chartres Street. 

Bourbon Street, on the other hand, presents an inter- 
The quality of new construction in the tourist area has esting combination of changes within use categories 

been mixed. The new hotels and motels, particularly, and to new uses. Almost all of the 15 changes within 

are frequently out of scale with older buildings. The the same use resulted from ownership transfers In the 

level of design generally has not been high. Though many cabarets, restaurants, and bars. The Vieux Carre 

vacant lots have been used as sites, in a number of Restaurant, which moved to Bourbon Street during 

cases older buildings that should have been retained this time period, replaced Brennan’s Restaurant which 

have been demolished. Construction has often caused moved to Royal Street. The “Old Absinthe House” be- 

damage to adjoining buildings, because of settling and came a television production set, then later a bar. 

slippage. New construction is thus eroding the whole, 

close-knit fabric of the historic district and, in the Chartres Street showed 30 changes In use, reflecting 

process, cheapening its quality as well. a shift of shops from Royal Street. Most of these 

changes affected vacant structures. A good example 
Recent restoration work includes the Orleans Ballroom was the rehabilitation of the building at the corner of 

and the Cabildo. In almost all instances restoration Toulouse and Chartres, now occupied by the London 

work has benefited the area. Shop. A number of new retail uses, such as Espaha, 

Incorporated, 518 Chartres, and La Boucherie, 339 
A survey of changes in commercial ground floor occu- Chartres, have also located here, 
pancy undertaken for this study indicates the extent 

of change that has taken place In the tourist area Changes have also taken place in traffic and parking 

between 1956 and 1965. conditions, an increasingly serious problem in the 

tourist area. Heavy traffic volumes now clog the area’s 
All commercial uses that were listed in 1956 were narrow streets as local and through traffic are indis- 

identlfied for a seven-block strip of Bourbon, Royal, criminately mixed together. Buses and trucks intensify 

and Chartres streets extending from Canal to Orleans the situation. At the same time, pedestrian and vehicu- 

Street. This list was compared to data gathered during lar conflicts make shopping and sightseeing increas- 

the Land and Building Use Survey. Changes from a ingly less enjoyable and less convenient. 

TABLE 1. CHANGES IN COMMERCIAL GROUND FLOOR OCCUPANCY 1956-1965, BY STREET FROM CANAL 
TO ORLEANS STREET 

OCCUPANCY 


STREET 

COMMERCIAL 

ESTABLISHMENTS 

IN 1965 

NO. 

NO. 

TOTAL 

CHANGES 

1956-1965 

PERCENT 

CHANGES 

IN USE 

NO. 

CHANGES WITHIN 
THE SAME USE 
CATEGORY 

NO. 

Bourbon 

106 

33 

31.1 

18 

15 

Royal 

130 

34 

26.1 

33 

1 

Chartres 

110 

36 

32.7 

30 

6 

TOTAL 

346 

103 

29.8 




Source: Polk City Directory for the City of New Orleans, 1956 and 1965, R. L. Polk and Company publishers, and 
Marcou, O’Leary and Associates. 



Past and Present Associative Sites: With the exception 
of the Custom House and the Krower Building, there 
are no sites of major associative importance in the 
commercial fringe area. 

Building Types: The principal building types in the 
North Rampart Street area, excepting new automobile 
showrooms and repair facilities, are the two categories 
of city houses. A scattering of cottages and shotgun 
houses can also be found downriver of Orleans Street. 

Commercial Fringe Area 

The commercial fringe Includes the intensive commer- 
cial areas on the downriver side of Canal Street (a part 
of the Central Business District) and the automotive- 
commercial uses along the riverside of North Rampart 
Street. The Canal Street to Iberville Street tier of blocks, 
being outside the legal boundary of the Vieux Carre, 
has never been under the control of the Vieux Carre 
Commission. The Rampart Street area, however, was 
included in the original Vieux Carre Ordinance. But in 
1946, by city ordinance, certain areas in the Vieux 
Carre, Including the entire riverside of Rampart Street, 
were removed. In 1964 this strip and other land below 
Decatur Street were returned to the control of the 
Vieux Carre Commission. Most of the incompatible 
uses on Rampart Street were established during this 
period. 

Land use on Canal Street is predominantly commer- 
cial, with most of the retail stores in the department, 
variety, and specialty store categories. Office and stor- 
age uses occupy sizable portions of the upper floors. 
The riverside of Rampart Street, while predominantly 
commercial, has a scattering of semipublic uses (the 
New Orleans Athletic Club, a church, and a monastery), 
parking, and rooming house and motel uses, including 
the new Vieux Carre Motor Lodge. Two sheet metal 
fabricating plants are also located in this area, but 
most of it is devoted to automotive sales and service 
and highway-oriented retail uses, geared to the high 
traffic volumes on upriver part of North Rampart Street. 

Architectural-Historic Significance: Canal Street has 
two buildings rated of national significance: the Cus- 
tom House, designed by Alexander T. Wood In 1845, 
and the Krower Building, 111 Exchange Place, origi- 
nally built in 1866 as the Bank of America by Gallier 
and Esterbrook. North Rampart Street has no buildings 
of either national or major significance but has 22 
buildings rated of importance. 


The entire Canal Street tier is composed of commer- 
cial structures which vary widely in size and appear- 
ance. 

Building Characteristics: Building heights on Canal 
Street range from two to T3 stories but are mostly four 
stories. North Rampart Street varies from one to four 
stories, with two stories as an average. Canal Street 
has about 100 percent building coverage, but North 
Rampart Street, with its large parking and used car 
lots, barely exceeds 60 percent coverage. The majority 
of older buildings along both streets are brick, usually 
covered with stucco. A number of commercial struc- 
tures have been recently covered with porcelain panels 
and similar fronts. The newer automotive uses and the 
parking structures are mainly steel frame and glass 
or reinforced concrete. These building materials are 
clearly alien to the historic character of the Vieux Carre. 

Virtually all of the city houses along North Rampart 
Street are adorned with galleries or verandahs, but 
otherwise the commercial fringe offers little in the way 
of architectural detailing. Neither are there any facade 
combinations or architectural groups of importance. 
Most of the sound buildings have had new facades 
added to them in recent years. With many neon and 
flashing signs, the area resembles a typical downtown 
area in its visual appearance. No open spaces or 
interesting viewpoints are to be found In the commer- 
cial fringe. 

Problems and Changes: New construction in the char- 
acter area has consisted mainly of new automotive 
facilities (built between 1946 and 1964), parking decks 
along Burgundy and Dauphine streets, a new motel 
(the Vieux Carre Motor Lodge), and additions to two 
major department stores along Iberville. 

The study of changes in land use previously mentioned 
in the discussion of the tourist area was expanded to 
include North Rampart Street. Of the 33 commercial 
establishments that existed in 1965, 28 had experienced 
either a change in use (17) or a change of ownership 
within the same use (11). Most of the changes in use 
occurred during the time the area was excepted from 
the Vieux Carre Ordinance and are the result of new 
construction. The changes within a particular commer- 
cial use reflect, in general, an upgrading of the quality 
of restaurants and bars in an effort to attract tourists 
to the fringe of the Vieux Carre. Changes within use 
have been concentrated In the area between St. Peter 
and Ursuline streets. 
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Figure 83: The commercial fringe area 



A/ew automotive facilities along North Rampart 
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Figure 84: The upper Decatur Street area 



Garden at Domino Sugar Company Office, North Peters at 
Iberville 


Building conditions are good to excellent throughout 
the commercial fringe, with pockets of deterioration 
occurring on the cross streets between North Rampart 
and Burgundy streets and along the 200, 300 and 400 
blocks of both Burgundy and Dauphine streets. 

Because of the relatively high carrying capacities of 
Canal and North Rampart streets, traffic conditions 
today do not constitute a serious problem in this 
character area. 

Economically, Canal Street, from Chartres Street to 
North Rampart Street, is stable and will probably ex- 
perience little change in the near future. The lower 
section of Canal Street, however, should experience 
dramatic changes, especially in the area below the 
Custom House, as the full economic impact of the 
International Trade Mart is felt. North Rampart Street, 
from Bienville to St. Ann, should also have considerable 
future change as rising land values and other pres- 
sures force the relocation of automotive services and 
new construction on existing parking lots. On the other 
hand, the section of North Rampart Street between St. 
Ann and Esplanade will probably be confronted with 
relatively little change over the next decade. 

Upper Decatur Area 

This character area is perhaps the most neglected part 
of the Vieux Carre. However, it is also the area with 
the greatest potential for new development and re- 
habilitation. The upper Decatur area can be divided 
into two subareas for discussion purposes: the built-up 
section lakeside of North Peters Street and the pre- 
dominantly open area between North Peters and the 
Mississippi River. 

The area lakeside of North Peters Street is almost ex- 
clusively a warehousing and wholesaling district, with a 
scattering of seamen’s bars and restaurants on De- 
catur Street. Except for the 300 block of Decatur Street, 
there is little residential use, and the only public use 
is the Central Fire Station on Decatur that is pro- 
grammed for relocation to Poydras and Tchoupitoulas 
streets. 

The section riverside of North Peters Street contains 
the Jackson Brewery and a group of warehousing- 
wholesaling facilities, between Iberville and Conti 
streets. Most of the subarea is in railroad and dock use. 
There are no retail, office or residential functions in 
this portion of the Quarter. 


Architectural-Historic Significance: No buildings of 
natural or of major architectural significance exist 
in the character area. There are, however, 36 build- 
ings rated of importance. The most significant of 
these structures is a warehouse occupying the entire 
block of 300 North Peters Street and a group of ware- 
houses that form the upriver side of the 500 block of 
St. Louis Street. 

Past and Present Associative Sites: No sites of past 
or present associative interest have been identified in 
this character area. 

Building Types: The predominant building type is the 
four-story city house. Most of these buildings have 
been converted to warehouses rather than having been 
designed as such and can readily be restored to their 
former condition. A small number of specimen struc- 
tures and slave quarters exist here, but there are no 
cottages, shotguns, or frame structures in the area. 

Building Characteristics: Brick and stucco over brick 
are the exclusive building materials used in the area. 
Heights vary from two to five stories, with an average 
of three. Forty buildings have window air-conditioners, 
27 have exterior fire escapes, while only 17 buildings 
have either galleries or balconies. 

There are no building groups of major significance In 
this area and only relatively minor facade combinations 
of importance, these being located In the 200 block 
of Decatur (especially the rear elevations that front on 
Clinton Street) and the upriver corner of the 400 block 
of Decatur Street. 

Open Spaces and Viewpoints: There is only- one de- 
veloped open space of any significance, the small gar- 
den adjoining the Domino Sugar Company offices on 
North Peters Street. Clinton Street, one-block long be- 
tween Iberville and Bienville streets, creates a major 
vista as one looks towards the Custom House. This 
visual asset up to now has gone generally unrecog- 
nized. While the area is close to the river, any possible 
view of the Mississippi is obscured by the two-story 
dock sheds which run in a continuous band from Canal 
to Toulouse Street. 

Problems and Changes: Until very recently, this area 
has undergone little change. Within the past year, 
however, the riverside of the 300 block of Decatur 
Street has been the scene of much new construction 
and rehabilitation-restoration activity. The entire block, 
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with the exception of the vacant gasoline station at 
Conti Street, has been rehabilitated for motel, residen- 
tial, and office use. Additional rehabilitation projects 
are also under way. Especially noteworthy is activity in 
the 200 block of Decatur Street The area lakeside of 
North Peters is rapidly changing in appearance as more 
investors become interested in it The section between 
North Peters and the river, including Jackson Brewery, 
however, has had little change since the construction 
of corrugated steel dock structures and the expansion 
of the brewery’s holdings to include most of the area 
from Conti to St Peter Street 

Building conditions are only fair in this area. Deteriora- 
tion has produced several pockets of buildings in 
need of major repairs in the 200 block of North Peters, 
the 500 block of Decatur, and the 500 blocks of Conti 
and St Louis streets. Jackson Brewery, while in good 
repair, is an incompatible use, and thus should be 
considered subject to future replacement 

Traffic, particularly truck traffic servicing the brewery 
and other warehousing-wholesaling facilities, is the 
most critical problem in the upper Decatur Street area. 
In its present use, with little residential and retail 
activity, and virtually no tourist attractions, the area 
does not face the parking pressures that exist in the 
remainder of the Vieux Carre. As the area is rehabili- 
tated and as the open parking lots along Clay and 
North Front streets are built upon, however, parking 
will emerge as a major problem. Steps should be 
taken to anticipate the situation. 

The area lakeside of North Peters Street offers con- 
siderable opportunity for rehabilitation and some new 
construction ©specially in the 200 and 300 blocks of 
Decatur Street, with a good deal of “fill-in” construc- 
tion possible In the cross streets, between Decatur and 
Chartres. It is the area riverside of North Peters Street, 
however, that offers the greatest potential for future 
change. This entire section, containing approximately 
13.7 acres, is highly suitable for long-range redevelop- 
ment. 

The French Market Area 

The French Market character area extends along lower 
Decatur Street from Madison to Esplanade Avenue, 
included in this area are the retail markets, from 
Jackson Square to St. Philip Street, the wholesale 
produce market at French Market Place (originally 
Gallitan Street), from Ursulino to Barracks Street, and 


a four-block commercial strip along Decatur Street, 
from Madison to Governor Nicholls Street. 

A considerable amount of upper floor residential use 
is to be found along Decatur Street, especially on the 
lakeside of the 1100 and 1200 blocks. The primary use 
in the area, however, is commercial. 

Architectural-Historic Significance: The former United 
States Mint, at Esplanade and Decatur Street, and the 
French Market are rated of national and major signifh 
canoe, respectively. The 1100, 1200, and 1300 blocks 
of Decatur Street contain 43 buildings rated of im- 
portance, Including the Ursuline row houses, 1101- 
1141 Decatur Street. In addition to this three-block long 
frontage there are 21 other buildings of importance 
in the character area. 

Past and Present Associative Sites: Past associative 
sites include the Mint (on the site of Fort St. Charles), 
the Ursuline row houses (built by the Ursuline Nuns 
for rental purposes after they had moved their convent 
to a sit© farther down the Mississippi), the French 
Market, and the site of Latrobe’s Waterworks, at Ursu- 
line and Decatur streets. 

Building Types: The four-story hipped roof city house 
is by far the predominant building type in this area, 
accounting for about 90 percent of all buildings. A 
sizeable number of the city houses (especially those 
along the lakeside of Decatur Street) have either at- 
tached or detached slave quarters. The Mint and the 
market buildings are good examples of specimen type 
structures. 

Building Characteristics: Brick and stucco over brick 
are the most prevalent building materials. Most of 
the buildings, except the markets, are four stories high. 
Decatur Street has a high concentration of galleries 
and verandahs. Field surveys indicated 25 buildings 
with window air-conditioner units and 12 with exterior 
fir© escapes. 

The Ursuline row houses are one of the two finest 
examples of facade combinations in the entire Vieux 
Carr© (the other Is the row of city houses known as 
the “houses of the Architects Company,” 1101-1141 
Royal Street), Other important facade combinations 
occur in the 1200 and 1300 block of Decatur and the 
500 block of Dumain© Street. 

Open Spaces and Viewpoints: There are no major do- 
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Figure 85: The French Market area 




Commercial activity along lower Decatur 
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Figure 86: The Residential areas 



veloped open spaces in the French Market area but 
the vista of the Mint from anywhere along French 
Market Place is of major importance. The color and 
activity of the produce market is specially important 
to the character of the area. 

The view of the river, which is only 500 feet away, is 
blocked by dock sheds and by the flood wall that ex- 
tends from St. Peter to Barracks Street. 

Problems and Changes: Although there has been no 
recent construction in this area of the Quarter, the 
lakeside of the 1100 and 1200 blocks of Decatur Street 
has undergone almost complete restoration in a period 
of only five years. The effect of this work has now 
begun to spread across and along Decatur Street so 
that this area today is one of the most active in the 
Vieux Carre. Building conditions range from good to 
poor. A number of city houses that should be pre- 
served have been badly neglected. The riverside of 
the 1100 and 1200 blocks of Decatur, an architecturally 
significant grouping, is in direct danger, but these 
blocks are now beginning to experience some rehabili- 
tation. In addition, there are also isolated examples of 
dilapidated structures. These include a vacant furni- 
ture factory on Barracks Street which may be de- 
molished in the near future. 

Increasing through traffic and truck traffic servicing the 
markets are major problems in this area. Through 
traffic, which uses Decatur Street and North Peters 
Street as a one-way pair, presents a very serious 
problem. 

The trend towards commercial uses on the first floor 
with apartments above can be expected to continue 
along Decatur Street. The retail markets will probably 
remain in operation but the economic future of the 
wholesale markets Is in question. 

The Mixed Residential Area and the 
Low-Density Residential Area 

Residential functions in the Vieux Carre are con- 
centrated in two residential character areas: the mixed 
and the low-density residential areas. Institutional uses, 
including two schools, a playground, a small hospital, 
and four churches are also located in these areas as 
well as several clusters of neighborhood shops. 

A diagonal line drawn through the Vieux Carre from 
the corner of Decatur and Esplanade to Iberville and 


North Rampart Street defines roughly the boundary 
between residential and nonresidential functions in the 
Vieux Carre. 

The mixed residential area Is composed of medium 
density housing, most of which consists of relatively 
large city houses. Many have been converted to apart- 
ment use, with a scattering of ground floor retail and 
service activities, especially along Royal and Bourbon 
streets. 

The low-density residential area is almost entirely made 
up of one- and two-family detached and semi-detached 
houses. Only a small number of large apartment struc- 
tures are located here. The feW retail and service 
activities in the area are confined mainly to corner 
locations along Burgundy and Dauphine streets. 

Density and building coverage in the two residential 
character areas are the lowest in the entire Vieux 
Carre. Because of the relatively small scale of the 
buildings, and since most of the structures front directly 
on the street, a good deal of the interior of each block 
is in open space, although it is often not developed. 

Architectural-Historic Significance: The Ursuline Con- 
vent (1114 Chartres Street) is considered to be of 
national significance. A large number of structures 
are of major significance, including the Beauregard 
House (1113 Chartres Street), the Gallier house (1132 
Royal), the Le Pretre house (716 Dauphine), the Galliard 
cottage (917 St. Ann), the houses of the Architects 
Company (1101-1141 Royal) and the Thiery house (721 
Governor Nicholls Street). In all, approximately 690 
individual buildings, or 54 percent of the structures in 
the two residential areas, have been rated of im- 
portance or higher. Only 140 buildings (11 percent) 
were rated of no importance or objectionable. Thus, 
it can be seen that the two residential character areas 
are critical to the preservation of the historic district’s 
tout ensemble. 

Past and Present Associative Sites: Among the im- 
portant associative sites are the Ursuline Convent, the 
Beauregard House, the Lalaurie house (haunted house, 
1140 Royal), the Gallier house, the Grima house (820 
St. Louis Street) and the Audubon house (401 Dauphine 
Street). These and other associative sites are located 
on the accompanying map. 

Building Types: The principal building type in the 
mixed residential area is the three- to four-story city 
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Problems and Changes: The accompanying map lo- Traffic and parking conditions are, thus, major neigh 
cates new construction and rehabilitation-restoration borhood concerns that require attention in the resi 
activity that has taken place in the two residential areas dential areas of the Quarter, 
since 1953. It can be seen that the two areas have 
experienced considerable change. 

Major new construction has included the Provincial 
Motel, the Bourbon-Orleans Apartment Hotel, a small 
apartment building at 1005 Barracks and an apartment 
building at 1125 Dauphine Street. Major rehabilitation- 
restoration work includes the Wax Museum, the Gallier 
house, eight of the 13 row houses of the Architects 
Company, the Chateau Motor Lodge and Le Richelieu, 
a major rehabilitation project at 1240 Chartres Street 
(the conversion of a vacant furniture factory Into one 
of the Vieux Carre’s most prestigious apartment build- 
ings). However, in spite of much construction there 
has been little change in land use in the two residen- 
tial areas in recent years. Most of the changes that 
have occurred have resulted in a change back to 
residential use. 

Building conditions in both residential areas. In gen- 
eral, are good. Almost all buildings in need of major 
repairs or dilapidated are non residential structures 
or structures of no architectural importance. These 
structures include a lumber yard in the 800 block of 
Toulouse, a sheet metal fabricating plant in the 600 
block of Burgundy and several small parking facilities 
scattered throughout the area. 


While building conditions do not present a major prob- 
lem in the residential areas, a difficult problem result- 
ing from change does exist. Increasing pressures due 
to the growth of tourism in the Vieux Carre have been 
acting directly on the residential areas. The threat of 
new motels and other commercial facilities being built 
within the residential areas is becoming more critical. 
Motels have been proposed for the 500 block of 
Burgundy Street; a parking garage has been proposed 
in the 500 block of Barracks Street; and more pro- 
posals for converting one- and two-family dwellings to 
apartments are clearly in prospect. These pressures 
must be fully recognized if appropriate public controls 
are to be adopted and enforced. 


Through traffic and buses on Royal and Bourbon streets 
are another problem in the residential areas. This 
problem will persist to some degree, even with the 
construction of the proposed Riverfront Expressway. 
Recent increases in residential densities have intensi- 
88: Plan of a “shotgun’’ house fled an already serious shortage of parking space. 
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appendix b. nonresidential floor space by 

USE, VIEUX CARRE STUDY AREA, 1965 


FLOOR AREA 

USE (SQUARE FEET) PERCENT 


Retail 



Manufacturing 



Building Materials 

34,600 

.4 

Food and Food Products 

236,300 

2.9 

General Merchandise 

762,500 

9.6 

Textiles 

12,600 

.2 

Food 

36,500 

.4 

Apparel 

79,800 

1.0 

Automotive 

65,500 

.8 

Furniture 

14,900 

.2 

Apparel and Accessories 

168,000 

2.1 

Printing 

19,500 

.2 

Furniture 

51,600 

.7 

Chemical Products 

45,700 

.6 

Eating and Drinking 

363,500 

4.6 

Primary Metal Products 

22,400 

.3 

Other Retail 

314,100 

4.0 

Fabricated Metal Products 

40,300 

.6 

Sub Total 

1,796,300 

22.6 

Instruments 

9,700 

.1 

Miscellaneous 

31,800 

.4 

Office 



Sub Total 

513,000 

6.5 

Finance, Insurance, and 



Rea! Estate 

47,600 

.6 

Parking Structures 

354,400 

4.5 

Personal Services 

110,000 

1.3 

Cultural, Entertainment and 



Business Services 

43,500 

.6 

Recreation 



Repair Services 

44,000 

.6 

Cultural 

462,400 

5.8 

Professional Services 

185,400 

2.4 

Public Assembly 

35,100 

.5 

Contract Construction 

40,100 

.5 

Amusements 

9,400 

.1 

Government 

322,500 

4.0 

Recreation 

159,100 

2.0 

Educational Services 

121,900 

1.5 

Sub Total 

666,000 

8.4 

Miscellaneous 

174,400 

2.2 

Sub Total 

1,089,400 

13.7 

Hotels-Motels 

1,019,800 

12.8 

24.0 

Vacant Floor Space 

463,000 

5.9 

Wholesaling and Warehousing 

1,898,200 

GRAND TOTAL 

7,922,500 

100.0 

Transportation, Communications, 



and Utilities 

Transportation 

Communications 

40,300 

62,500 

.5 

.8 

Source: Marcou, C’Leary and Associates and Hammer, 
Greene, Siler Associates. 

Utilities 

15,200 

.2 




Other 

4,400 

.1 




Sub Total 

122,400 

1.6 
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Analysis of Building Permits 

Building permits issued for major work within the 
Quarter during the period 1953 to 1965 were examined 
to study recent trends in new construction and the re- 
habilitation and restoration of existing structures. 

Under the Vieux Carre Ordinance, the Vieux Carre 
Commission is charged with the responsibility of re- 
viewing ail permits for new construction and altera- 
tions and additions to the exterior of existing buildings 
in the historic district, including painting and demoli- 
tion. Recommendations are forwarded to the city’s 
Department of Safety and Permits which issues the 
actual work permit, except for minor work items, such 
as painting, that are approved directly by the Com- 
mission. Data furnished by the Commission indicates 
that of the 369 permits (excluding minor work items) 
issued during the study period, 282 were for rehabilita- 
tion or restoration work and 87 were for new con- 
struction.’ The distribution of permits by type, year, and 
character area are summarized in the following table. 

As indicated in the following table, the vast majority 
of rehabilitation-restoration work has taken place in 
the two residential areas. Residential uses have been 
the prime targets for private rehabilitation projects, 
stemming from a growing demand for prestige, in-town 
apartment space, prompting Improvement activity in 
previously less desirable areas of the Vieux Carre. Of 
the 63 permits issued for rehabilitation-restoration work 
in the tourist area, 55 individual buildings have been 
affected, 41 of which were commercial structures. 

Reconstruction and new construction totaled 87 per- 


mits (36 reconstruction and 51 new construction) but 
only 65 Individual structures were affected. Of the 65 
individual structures, only 43 projects were actually 
carried out. While numerically more prevalent in the 
residential areas, reconstruction and new construction 
have had the greatest impact In the tourist area. Of the 
12 new construction projects completed in this area 
(as opposed to 16 permits), 9 were large-scale build- 
ings such as the Royal Orleans, the Downtowner, the 
Bourbon-Orleans, and the Solari and the Monteleone 
parking garages. Reconstructions make up the remain- 
ing 8 permits in this category. These were of a much 
larger scale than reconstructions in the residential 
areas — Le Petit Theatre, Place d’Armes, and the Or- 
leans Ballroom. 

Major new construction in the residential areas was 
limited to the Provincial Motel, an apartment house at 
1125 Dauphine and an 8-unit apartment building at 
1005 Barracks. Permits for the remaining 47 buildings, 
for which 54 permits were issued, were concerned 
primarily with small residences — cottages and shotgun 
houses for the most part — and with permits for demol- 
ishing 7 buildings in 2 areas for reuse as parking. 

The number of permits issued per year was generally 
level during 1956 and 1957, then fell sharply from 1958 
to 1960, reaching a low of 4 in 1959. Reasons for this 
low vary. Among them are the racial unrest in New 
Orleans at the time, and the fear of many owners as 
to what impact the Royal Orleans (then under construc- 
tion) would have on their property. However, this de- 
crease was in direct contrast to the overall construc- 
tion boom occurring nationwide. It was not until 1964 
that the number of permits exceeded those issued in 
1956, when there was an increase of almost 300 per- 
cent over the preceding year. Most of this increase 


can be attributed to G. Brian Corporation ^ and a small 
number of major developers investing in the lower 
section of the Quarter, centering on the 12-block area 
bounded by Dauphine, Barracks, Decatur, and Saint 
Philip streets. This area accounted for 32 of the 74 
permits issued in 1964, and 70 percent of those issued 
in the 45-block residential area as a whole. The 24 
permits issued in the tourist area were almost ex- 
clusively individual, private projects, including the pro- 
posed hotel in the 300 block of Bourbon and the branch 
bank In the 400 block of Chartres. Three permits were 
issued for the tourist area in 1964 for the removal of 
Incongruous sheds and outbuildings, only 4 were 
issued for new construction, and 17 for rehabilitation 
of isolated structures, reflecting the pattern of indi- 
vidual restoration-rehabilitation projects, as opposed to 
the clusters of projects that have been taking place in 
the residential area. 

While the total number of permits issued decreased 
from 74 in 1964 to 45 in 1965, the trend towards resi- 
dential rehabilitation continued to demonstrate the 
active market for prestige apartments — of the 30 per- 
mits for work in the residential area in 1965, 18 were 
for apartment structures. The amount of residential res- 
toration-rehabilitation should decline within the next 
two years unless developers now concentrating on 
brick structures expand their activities to frame cot- 
tages and shotgun houses along Dauphine and Bur- 
gundy streets. 

Possible areas where new interest might be channeled 
are the upriver end of Decatur, Burgundy, Dauphine, 
Esplanade, and Rampart streets, all candidates for 
private rehabilitation-restoration treatment. 
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TABLE 1. MAJOR WORK PERMITS 

BY 

CHARACTER 

AREAS 

, VIEUX CARRE, 

1953-1965 










YEAR 

ISSUED 

TOURIST 

AREA 

COMMERCIAL 

FRINGE 

UPPER 

DECATUR 

FRENCH MARKET 

AREA 

MIXED 

RESIDENTIAL 

LOW DENSITY 
RESIDENTIAL 

TOTAL AREA 



A* 


A 

B 

A 

B 

A 

B 

A 

B 

A 

B 

A 

B 

TOTAL 

Period 1953-1959 

1953 

4 


2 

1 

2 




7 

1 

8 


23 

2 

25 

1954 

6 



. — 

' — 

— 

— 

— 

8 

— 

13 

— 

27 

0 

27 

1955 

2 


1 


— 

— 

1 

— 

10 

— 

5 

1 

19 

1 

20 

1956 

7 

1 



— 

— 

— 

— 

14 

— 

14 

1 

35 

2 

37 

1957 

9 

1 

2 


1 

— 

1 

— 

8 

1 

10 

— 

31 

2 

33 

1958 

3 

1 


1 

2 

— 

— 

— 

3 

— 

2 

— 

10 

2 

12 

1959 

1 

— 

— 


— 

— 

— 

— 

1 


— 

2 

2 

2 

4 

SUB TOTAL 

32 

3 

5 

2 

5 

0 

2 

0 

51 

2 

52 

4 

147 

11 

158 

Period 1960-1965 

1960 

2 

1 

1 






6 

2 

4 


13 

3 

16 

1961 

4 

2 



— 

— 

3 

1 

6 

— 

8 

3 

21 

6 

27 

1962 

5 

1 


- — 

— 

— 

— 

1 

9 

1 

5 

2 

19 

5 

24 

1963 

3 

1 


— 

— 

— 

1 

— 

9 

1 

8 

3 

21 

5 

26 

1964 

15 

9 

1 

1 

— 

— 

1 

1 

14 

11 

9 

12 

40 

34 

74 

1965 

2 

7 

1 

2 

1 

1 

— 

— • 

7 

9 

10 

4 

21 

23 

44 

SUB TOTAL 

31 

21 

3 

3 

1 

1 

5 

3 

51 

24 

44 

24 

135 

76 

211 

GRAND t5tAL 

63 


8 


6 

1 

7 

3 

102 

26 

96 

28 

282 

87 

369 


•A: Rehabilitation-Restoration projects defined as exterior improvements to an existing structure (such as replacing or repairing doors, windows, or galleries) in conform- 
ance with the architectural controls established under the historic district ordinance. 


'*'*6: Now construction and reconstruction projects. Reconstruction is work more extensive than restoration and must include some form of demolition, i.e., the removal of 
the front facade or entire shell of a building. It also includes the complete rebuilding of a historic structure on its original site. New construction applies to a new build- 
ing constructed without regard to any provious structure on the site. 

Source: Vioux Carre Commission Records (Classification by Commission Staff). 


163 



APPENDIX D 

TOURIST TRAILS, MARKERS 
STREET SIGNS AND FURNITURE 



Figure 89: Proposed tourist trails 


Tourist Trails and Guidebooks 

The Vieux Carre can best be seen and appreciated on 
foot. One of the least expensive yet one of the most 
useful projects that could be undertaken by the Vieux 
Carrie Commission or its successor is the creation of 
an official tourist trail. The accompanying map, Figure 
89, shows two recommended tourist trails, each begin- 
ning at the proposed new Visitors Center opposite 
Jackson Square. Tour “A” would be approximately two 
hours long and would Include 54 sites of architectural 
and historic significance. Tour “B” would Include 80 
individual sites of architectural and historic signif- 
icance and would last about four hours. All but 
ten buildings rated of Major Architectural-Historic Sig- 
nificance and every building rated of National Signifi- 
cance would be Included In this latter tour. Each 
building or site of Importance would be marked with 
a sense of direction and orientation to the walking 
tourist. 

To be of maximum benefit to the visitor, and to pro- 
mote the private rehabilitation of the buildings along 
its route, the tourist trail should be based on an official 
tour guidebook, published by the city In a format that 
would allow for its use as a field guide. Through the 
years, a number of privately published “Walking 
Tours” have appeared in the city. Most, however, have 
contained either factual errors or numerous omis- 
sions. An exception was a pamphlet published for the 
1959 American Institute of Architects convention In 
New Orleans, A Guide to the Architecture of New 
Orleans, 1699-1959. The city, through the Vieux Carre 
Commission, should publish and officially adopt a 
guidebook, which might be expanded to include the 
Garden District and other areas of the city of historic 
Interest. 

Official guidebooks should be made available, at a 
nominal cost, at all hotels, the Visitors Center, the 
museums, railroad and bus stations, the airport and 
at other places where tourists gather. 

In addition to the tourist trails and guidebook, the city 
and state should greatly expand their information and 
publicity programs to develop further the Vieux Carre’s 
national tourist potential. Informative movies, taped 
lectures and slide presentations could be prepared 
covering the history, architecture and tourist attrac- 
tions In the Vieux Carre and made available on a loan 
or lease basis to groups throughout the country. With 
increased income and leisure time, tourism Is becom- 
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ing an increasingly important industry and, in the Vieux 
Carre, New Orleans has one of the few truly nation- 
wide attractions in the country. 

Building Markers 

Every building rated of “National” or “Major” architec- 
tural-historic significance, as well as other known sites 
of importance (such as the French Opera House site 
and the site of Latrobe’s Water Works) should be pro- 
vided with an identification marker. The plaque, either 
cast of metal or made of wood, should Include the 
name of the building or site, its date of construction 
and Its architect or builder, if known. The recently 
completed Vieux Carre Survey, now available on micro- 
film at Tulane University and the Vieux Carre Com- 
mission, is perhaps the best and most accurate source 
of data. 



The accompanying photographs are examples of build- 
ing markers used in College Hill in Providence, Rhode 
Island, and Alexandria, Virginia. Figure 90 represents 
one type of marker that could be used in the Vieux 
Carre, which includes an easily recognizable graphic 
device, the 1764 plan of the city, and the name, date 
and architect of the building. Where the building is 
included in the walking tour and appears in the tour 
book, as is the case of the Grima House, a simple 
block number is added to the marker, keyed to the 
tour book. Estimates for these signs in wood vary from 
$8 to $15. The signs could either be provided by the 
city or sold to the property owners at cost. The 
markers should be small and unobtrusive, preferably 
about 5 by 15 inches and, for maximum recognition 
and orientation, should be one color and be uniformly 
placed on buildings. 

Street Signs 



Recently the City of New Orleans has redesigned its 
street signs. The new signs, done in a contemporary 
sans-serif typeface are of exceptional quality. Street 
signs for the Vieux Carre, however, should be clearly 
distinguishable from signs for the rest of the city to 
reflect the special character of the French Quarter. It 
is recommended that new street signs be designed for 
the historic district using a more traditional typeface 
(e.g., Baskerville or Bodoni, mid-eighteenth century 
European typefaces). Figure 91 is an example of such 
a sign using Baskerville type. While appropriate to the 
Vieux Carre, the sign retains its readability and is 



GRIMA HOUSE 
1831 

William Brand, Architect 



Figure 90: Building markers 


ROYAL STREET 

Figure 91: Proposed street signs 
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Signboard on upper Decatur 



Existing signs of merit 



sufficiently different from the new city signs to stand 
out clearly. 

Other Signs 

A survey conducted during the Demonstration Study 
showed that there were 2,659 signs in the Vieux Carre. 
Of these 2,659 signs,* 575 were located on Bourbon 
Street, 397 on Decatur, 370 on Royal and 280 on 
Rampart. Signs were recorded by type, number per 
establishment, approximate size, and placement on 
the building. Temporary signs and movable signs, like 
the “sandwich board,” were recorded separately. 

Comparison of the sign inventory with the sign control 
section of the Vieux Carre Ordinance** revealed that 
1,176, or 44 percent of the total number of signs in 
the Vieux Carre, were in violation of the existing ordi- 
nance. This total is based on the number of violations 
recorded in the area subject to the control of the 
ordinance, which is less than the entire historic dis- 
trict since sections of the Riverfront Area, between 
Decatur Street and the levee, are exempted from con- 
trol. 

The violations observed included signs that were 1) 
oversized, 2) concealing architectural details, 3) ex- 
ceeding the one sign per establishment limit, 4) pro- 
jecting more than four feet from the edge of the build- 
ing, 5) exposed, flashing or neon illuminated signs, and 
6) signs not advertising a business or product con- 
ducted or sold on the premises (non-rooted signs), all 
explicitly prohibited in the sign ordinance. 

Bourbon Street had the greatest number (404) and 
highest percentage (70 percent) of sign violations, 
while Royal Street had 127 (34 percent) illegal signs. 
Signs such as the oversized illuminated sign that 


* Under the Code of the City of New Orleans, 1956, signs 
are defined as follows: (a) Sign shall include any sym- 
bol, device, image, poster, flag, banner, billboard, de- 
sign or directional sign used for advertising purposes, 
whether painted upon, attached to, erected on or other- 
wise maintained on any premises, containing any words, 
letters or parts of letters, figures, numerals, phrases, 
sentences, emblems, devices, trade names or trade 
marks by which anything Is made known, such as are 
used to designate an individual, a firm, an association, 
a corporation, a profession, a business or a commodity 
or product, which Is visible from any public highway 
and is used to attract attention. 

** The Code of the City of New Orleans, 1965, Chapter 65, 
Vieux Carre, Article II, Signs. 
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prompted the landmark case, City of New Orleans vs. 
Dan Levy (223 La. 14, 64 So. 2d 798), should certainly 
be prohibited, but study should be made of the possi- 
bility of relaxing sign requirements In the extensive 
commercial strip along Bourbon Street, from Iberville 
to St. Peter. Here the flashing neon and gaudy illumi- 
nated signs are positive elements of the entertainment- 
nightclub atmosphere. 

The sign ordinance should be rigidly enforced in the 
remainder of the Vieux Carre, especially Section 65-33 
which states that any sign “contrary to the provision 
of this Article shall be removed.” The sign ordinance 
district should be expanded to include everything 
within the legal boundaries of the Quarter, and bill- 
boards should be removed. (While there is no provision 
in the existing sign ordinance for the control or re- 
moval of signs in this section of the riverfront, other 
historic areas such as Old San Juan have required 
that signs found objectionable in a newly established 
sign district be removed within one year’s time.) 

A number of signs, especially along parts of Royal and 
Chartres streets, are of exceptional graphic quality. 
Some of the newer gift shops and boutiques have 
turned to symbolic signing (the Acorn Shop, Candle 
Shop, etc.). This trend towards good graphics should 
be encouraged through the inclusion of graphic design 
assistance as one of the technical services offered by 
the Vieux Carre Commission. 

Street Furniture 

The term “street furniture” includes railings, lamp 
posts, house numbers, traffic signs, mailboxes, bus 
signs, trash containers and newspaper racks. 

As part of the Vieux Carre Plan and Program, every 
effort should be made to insure that the design of 
these contributing elements of the tout ensemble are 
of a high standard and that their location and grouping 
is coordinated and consistent with good design prin- 
ciples. 

Special considerations should be given to retaining 
existing lamp posts and street lights. New hitching 
posts and parking barriers, should be prohibited and 
replaced with curb blocks to deter sidewalk parking. 

Street intersections, especially along Bourbon, Royal, 
Chartres and Decatur streets where pedestrian volumes 
are high, should either be paved or painted, as shown 


in Figure 92, in an effort to separate clearly pedestrian 
and vehicular traffic. 

Flags, pennants and banners ought to be introduced 
to the Vieux Carre for celebrating special occasions — 
Mardi Gras, religious and public holidays and Spring 
Fiesta. These could either be hung from galleries and 
verandahs or on special poles. 
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Figure 92: Proposed pavement markings 
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PAF3T 11! THE TOUT ENSEMBLE AND CHANGE 

1. Jacolyi arul Jofio;i, o/i. o/f , p, 1U/4S. 

2. Cfifi**to|Jiiir ruunard arul llonry fSipu Hood. Tiw Attmri- 
can Skyfinii (Now York Houtifitori Miflin CtHispany. 1958), 
p. 89. 

3. Lornaon. tip, cit., pp. SlIJ’IO, 

4. Thu caUnjofion of pant araJ poaitail iinncadativo jilton arti 
banod on thono proponinJ tiy Jaoobn and Jonon In City 
Dmugn thrnugh (.kmmmtdofh op, at, 

5. Jacobn and Jonnn. op, t:it,, p, 1)1/53. 

6. It nfunild tin rnrnornborod tfiat tfu? ntudy aroa an dofiniid 
for tfut Dotnorritrabofi Ntudy inn'iitlon tho tior of b'aakn 
bntwiHjn Iborviilo and Canal ntroidn. wfikJi ara not Inqally 
a part of tfio Vinux Carro hi*»iorjc dintrkd, 

7. Sinco only an nxtorior irinpiadjon w*tn undortaktin, ooftnln 
cornponontn. notatdy rtrofn and fourulationn, froquantly 
could not bo otinorvod, 

8. Lornanri. flornard, ttintotic Aftmn md Ctrvctufon, Com- 
munity Honowal Hraqram. Now Orloann City fdanninq 
Commitifiion, Now Orloafjn, 1987. 

9. /b/c/, p. 41. 

10. Ibid. 

11. For thii purpono of anaiy/inq tfio oconorny of tho Vloux 
Carro, tbo ntudy aroa boundarlon worn dofirntd an dm 
Minnlnnlppi Hivor. Carml btroot. Norlft flampart Ctroot 
and IJiplanadti Avonoo, Howovor, tbo nix nquaron of pro- 
dominafitly contfal bmanonn dintrict typo unon frontinci 
on Canal botwoon Docatur and Nortti Hampiot ntrootn 
worn oxcludod an atypical of ttio font of tho Quartor. 
Offtco buildinqn and larpo odail ontatilintimontn, jnclud"- 
inq doparlrnonl ntoron, prodominato boro, 

12. A foviow of pant roal onttito trondn in ttio Vioux Carro 
indicaton tfiat a low point wan roacfiod dudnq tho porjod 


1925 to 1935, At this time good brick buildings in resi- 
dential use on Royal and Bourbon streets were selling 
for between $5,000 and $8,000. At the same time the 
smaller wooden residential buildings in other parts of 
the Quartor were selling for between $3,000 and $6,000. 

13. Alan M. Voorhoos & Associates, Inc., New Orleans Cen- 
tral Businoss District Traffic Study, prepared for Louisi- 
ana Department of Highways, March, 1967, p. 7. 

14. Lxisting traffic information for VIeux Carre streets was 
obtained from New Orleans Metropolitan Area Transport 
tation Study, 1969-1 960. Vol. I, Characteristics of Exist- 
ing Traffic; Louisiana Department of Highways. 

15. Thin report is being published as a technical supple- 
rnerU to this report. It was prepared for the Bureau of 
Govornmental Research and the City of New Orleans as 
an extension of the Vieux Carre Demonstration Grant 
Study by Marcou, O’Leary and Associates In conjunc- 
tion with Hammer, Greene, Siler Associates, Bolt Bera- 
nek and Newman, Inc., and Paul C. Box. 

10. New Orleans Central Business District Traffic Study. 

PART IV THE RECOMMENDED PLAN 

1. This and the other designs that follow In Part IV are 
illustrative of planning and design principles and should 
not be regarded in any way as arcnitectural solutions. 

2. See for instance, 1966 Bond Issue, Bureau of Govern- 
mental Research, New Orleans: 1960. 

PART V ACTION PROGRAM 

1. Lemann, op. clt., p. 77. 

2. Grin bullock, Jr. in his work, The Restoration Manual, 
(Silvermine; Norwaik, Connecticut: 1966) defines these 
terms as follows: 

'^Rmtorutlon, used architecturally, means putting back 
as nearly as possible into the form it held at a par- 
ticular date or period in time. Its accomplishment often 
requires tho removal of work which is not *of the 
period.' The value of a restoration is measured by its 
authenticity. 

"Primervuuon moans stabilizing a structure in Its exist- 
ing form by preventing further change or deterioration. 
Preservation, since it takes the structure as found, 
does not relate to a specific period in time and Is, 
architecturally, the most intellectu rally honest treat- 
ment of an ancient monument. 

Reconstruction moans the re-creation of a building 
from historical, archaeological, and arcnitectural docu- 


ments and other evidence, often highly conjectural. 
Parts of buildings which are “restored” often must be 
reconstructed because original work has been removed 
and changed; this detracts somewhat from the ac- 
curate and possibly from the intellectual honesty of 
the restoration.” 

3. In the report, With Heritage So Rich, (p. 46) the plan 
for administering the revolving loan fund of the Historic 
Charleston Foundation has been summarized as follows: 
”1) That historic areas rather than individual houses, 
be given preferential consideration for restoration. By 
partially restoring an area of architectural importance, 
now deteriorated, private funds would then be attracted 
to restore the remainder. This would enhance values 
and provide a two-fold return on the fund’s investment. 

2) That properties that should be saved could be pur- 
chased and developed into rental units such as apart- 
ments, offices, stores, etc., depending on the neigh- 
borhood. Exterior restoration rather than elaborate in- 
terior redecoration would be emphasized, 

3) That worthy properties would be purchased for re- 
sales with restrictions concerning future alterations 
and use. 

4) That both in purchases for resale and rental ad- 
jacent properties of little value may be bought and 
buildings torn down to create either gardens or well- 
designed open areas. This will improve neighborhoods 
by removal of unsightly structures. 

5) That properties be purchased or accepted as gifts 
with life occupancy by existing tenants as is done by 
Colonial Williamsburg, Inc. 

6) That the Foundation seek to have worthy properties 
wille^d or donated, with no restrictions as to their use, 
and that these properties may be sold to persons who 
will agree to maintain their architectural integrity.” 

APPENDIX 

1. Though records list 369 permits, a number of buildings 
have had up to five permits issued where the actual 
work was never started or completed. Based on an esti- 
mate from the Vieux Carre Commission, and subsequent 
field inspection, a figure of 280 actual projects is con- 
sidered a more realistic estimate of rehabilitation and 
new construction activity from 1953 to 1965. 

2. During 1964, G. Brian Corporation as a rental agent for 
Southern Land Title Corp. was involved in 34 buildings 
in the Vieux Carre. See Report and Analysis for Real 
Estate Housing, 1964, Southern Land Title Corp., New 
Orleans. 


169 



Associatfwe sites of major significance 
see Figyre 14: 


1. Jackson Square 

2. St. Louis Cathedral, Jackson Square 

3. The Cabildo, Jackson Square 

4. The Presbytere, Jackson Square 

5. The Louisiana State Arsenal, 615 St. Peter Street 

6. Madame John’s Legacy, 632 Dumaine Street 

7. Ursultne Convent, 1114 Chartres Street 

8. St Mary’s Church, 1116 Chartres Street 

9. United States Custom House, 432 Canal Street 

10. Former United States Mint, 420 Esplanade Avenue 

11. Baroness Pontalba Apartment Buildings, Jackson Square 

12. Site of the French Opera House, Bourbon Street at 
Toulouse 

13. Orleans Ballroom, 717 Orleans Street 

14. Site of the old St Louis Hotel, St Louis Street at Royal 

15. Pirates’ Alley 

16. French Market, 800-900 Decatur Street 

17. General Beauregard House, 1113 Chartres Street 

18. Le Petit Theatre du Vieux Carre, 616 St Peter Street 

19. Miro House, 529 Royal Street 

20. Miltenberger House, 902 Royal Street 

21. Lafitte’s Blacksmith Shop, 941 Bourbon Street 

22. Maspero’s Exchange, 440 Chartres Street 

23. Governor Roman Residence, 611 Royal Street 

24. Clark House, 823 Royal Street 

25. Gaflier House, 1132 Royal Street 

26. Madame Laluarie’s “Haunted House,” 1140 Royal Street 

27. La Branche House, 700 Royal Street 

28. Old Absinthe House, 238 Bourbon Street 

29. Slidell House, 312 Royal Street 

30. Skyscraper Building, 640 Royal Street 

31. Judah Benjamin House, 327 Bourbon Street 

32. Audubon House, 509 Dauphine Street 

33. Girod House (Napoleon House), 503 Chartres Street 

34. Old Bank of Louisiana, 401 Royal Street 

35. Bosque House, 617 Chartres Street (site of the fire of 
1788) 

36. Fencing Masters’ Houses and Teaching Ground, 
Exchange Alley 

37. St. Mark’s Church, North Rampart Street at Governor 
Nicholls 

38. Carmelite Monastery, North Rampart Street at Barracks 

39. Morning Star Baptist Church, 910 Burgundy Street 

40. Maison Hospitaliere, 822 Barracks Street 

41. McDonough Elementary School, 701 St Philip Street 

42. St Louis Cathedral School, 830 Dauphine Street 

43. New Orleans Jazz Museum, 1017 Dumaine Street 

44. Louisiana Wild Life and Fisheries Museum, 400 Royal 
Street 
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Serville, Spanish Archives 12/UL 
Tulane University Library 14/ U, 33, 101 
Vieux Carre Survey vii, 32/UR/LR, 148 
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VIEUX CARRE DEMONSTRATION STUDY 
REPORT SERIES 

The findings, conclusions and recommendations of 
the Vieux Carre Historic District Demonstration Study 
are summarized in this report entitled PLAN AND PRO- 
GRAM FOR THE PRESERVATION OF THE VIEUX 
CARRE. 

The Technical Supplement to the principal report 
consists of the following seven volumes: 

Environmental Survey 

Legal and Administrative Report 

Economic and Social Study 

Vieux Carre of New Orleans— Its Plan, Its Growth, 
Its Architecture 

Now Orleans Central Business District Traffic Study 

Evaluation of the Effects of the Proposed Riverfront 
Expressway 

Technical Report on the Effects of the Proposed 
Riverfront Expressway 


Cofiios are available from 
Burnau of Governmental Research 
Bichard:; Biiildinq, Room 1308 
Now Orleans, Louisiana 701 12 


This report was prepared under the supervision of 

the Planning and Design Consultants tor the Vieux Carre Historic District Demonstration Study: 

MARCOU, O'LEARY & ASSOCIATES 

1 /3fi K, Street N, W, 

Wastunffton, O.C. 20006 






